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Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information                                 Staff Assigned Case No.: 

Project Name:
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Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)
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Zip: Zip:
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Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
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NJEA - Easter & Hilgers Easter Remodel/Addition
Full interior remodel with new garage, entry & office.  The existing garage is
to become a family room.

666 Tumbleweed Cir.  Incline Village, NV  89451

666 Tumbleweed Circle, halfway btwn Fallen Leaf Way & Pinto Ct.

125-522-01 .1644 (7,160sf)

Kenneth Easter & 

J'nee Hilgers Easter
774 Mays Blvd. Suite 10 PMB 722

Incline Village 89451

nate.easter@tti.com
678-473-7411

Elise Fett & Associates, Ltd.
PO Box 5989

Incline Village 89450
775-833-3388

julie@elisefett.com
775-315-3086

Julie Soules

same as applicant

3,346 sf



Washoe County Planning and Building December 2018
VARIANCE APPLICATION SUPPLEMENTAL INFORMATION

Variance Application
Supplemental Information

(All required information may be separately attached)

1. What provisions of the Development Code (e.g. front yard setback, height, etc.) must be waived or
varied to permit your request?

You must answer the following questions in detail.  Failure to provide complete and accurate 
information will result in denial of the application.

2. What are the topographic conditions, extraordinary or exceptional circumstances, shape of the
property or location of surroundings that are unique to your property and, therefore, prevent you from
complying with the Development Code requirements?

3. What steps will be taken to prevent substantial negative impacts (e.g. blocking views, reducing
privacy, decreasing pedestrian or traffic safety, etc.) to other properties or uses in the area?

4. How will this variance enhance the scenic or environmental character of the neighborhood (e.g.
eliminate encroachment onto slopes or wetlands, provide enclosed parking, eliminate clutter in view
of neighbors, etc.)?

5. What enjoyment or use of your property would be denied to you that is common to other properties in
your neighborhood?

6. Are there any restrictive covenants, recorded conditions or deed restrictions (CC&Rs) that apply to
the area subject to the variance request?

Yes No If yes, please attach a copy.

7. How is your current water provided?

8. How is your current sewer provided?
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Reduction of the front yard setback to 1' at the nearest point of proposed garage.

A safe driveway and parking will be denied without the variance.

IVGID

IVGID

The current driveway slope renders the exisitng garage useless in the winter, the 
new garage will allow cars and gear to be stowed in the garage year round.

The proposed garage is sunken and only one story w/a green roof deck instead of a 
pitched roof to minimize the mass.

The slope of the property is exceedinlgy steep at >20% and the existing driveway slope is
non-compliant at 23%.  



NJEA – Easter & Hilgers-Easter Remodel/Addition 
666 Tumbleweed Circle 
Incline Village, NV  89451 
APN: 125-522-01 
 

Project Description 

This project proposes a remodel and addition to an existing single-family residence.  The existing home 
is 3-stories with a built-in garage that is nearly inaccessible with the existing 23% driveway slope.  The 
proposed plan includes a dug-out garage at the front of the home in order to achieve a useable driveway 
and garage for the owners.  The existing garage will be converted to living space and there will be a 
partial pop-out/expansion of all three existing levels over the new garage.  However, the bulk of the new 
garage will feature a roof deck to minimize the mass at the street level.   

Supplemental Questions 

1. The proposed structure will be 1’ from the property line at the nearest corner, but it has been 
angled to match the angle of the existing structure and minimize the overall encroachment.  The 
garage goes from 1’ at the nearest point to 14’ at the furthest.  It is by enlarge a single-story 
addition and would be allowed to be built at the property line if it were a detached structure.  
However, placement of the existing structure prevents the structure from being detached, 
therefore the variance is being requested. 

2. The slope and width of the property are the main items preventing compliance with the 
development code.  The slope at the front of the property is greater than 20% and, as previously 
noted, the existing driveway slope is 23%.  The terrain is steep along the street and many of the 
properties have had a reduced setback to allow for garages and functional driveways. 

3. The proposed garage will be sunk and only one story at the street to limit view blocking and 
massing at the property line.  The roof will be a green roof deck, which will add visual aesthetics 
to the front of the home. 

4. The current driveway slope renders the existing garage useless in the winter and even in the 
summer, guests routinely elect to park at the street rather than navigate the steep slope.  The 
proposed garage will allow gear and cars to be stowed out of sight year-round. 

5. Without the variance, the owners will be denied safe parking and a code compliant driveway.  If 
the variance were denied, they would be forced to keep the existing non-conforming and 
dangerously steep driveway.  

 
 
 



Property  Owner  Affidavit

ApplicantName:  KenneA"h Nd'xnt-e,l  Eocb +etr

The receipt  of this application  at the time  of submittal  does not guarantee  the application  complies  with ali
requirements  of the Washoe  County Development  Code, the Washoe  County Master Plan or the
applicable  area plan, the applicable  regulatory  zoning,  or that  the application  is deemed  complete  and will

be processed.

ST ATE OF NEV  ADA

COUNTY  OF WASHOE

(please  print name)

being duly sworn, depose  and say that I am the owner"  of the property  or properties  involved  in this
application  as listed below  and that the foregoing  statements  and answers  herein contained  and the
information  herewith  submitted  are in all respects  complete,  true, and correct  to the best of my knowledge
and belief.  I understand  that no assurance  or guarantee  can be given by members  of Planning  and
Building.

(A separate  Affidavit  must  be provided  by each  property  owner  named  in the  title  report.)

Assessor  Parcel  Number(s):

Signed

l:z+ar

Address  (zlb(t  vum5iewetl  (!k.le,=

-r<tiv-wUll1a5e J NeuaitbB!z-)s-)

"Owner  refers  to the following:  (Please  mark  appropriate  box.)

d  Owner

4

*""sas'A

Subscribed anJsworn to before me this

Q Corporate  Officer/Partner  (Provide  copy  of record  document  indicating  authority  to sign.)

Q Power  of Attorney  (Provide  copy  of Power  of Attorney.)

CI Owner  Agent  (Provide  notarized  letter  from property  owner  giving  legal  authority  to agent.)

Q Property  Agent  (Provide  copy  of record  document  indicating  authority  to sign.)

CI Letter  from Government  Agency  with Stewardship

December20l8
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Property  Owner  Affidavit

Applicant Name: J /rlt-e,, H'l !5eV3 - Ea5ke'[
T he receipt  of this  application  at the  time  of submittal  does  not guarantee  the application  complies  with  all

requirements  of the Washoe  County  Development  Code, the Washoe  County  Master  Plan or the
applicable  area  plan,  the applicable  regulatory  zoning,  or  that  the  application  is deemed  complete  and  will
be processed.

ST  ATE  OF NEVADA

COUNTY  OF WASHOE

H-il53evs Eas+ev(please  print  name)

being  duly  sworn,  depose  and say that  I am the owner"  of the property  or properties  involved  in this

application  as listed  below  and that  the foregoing  statements  and answers  herein  contained  and the
information  herewith  submitted  are in all respects  complete,  true,  and correct  to the best  of my knowledge

and belief.  I understand  that  no assurance  or guarantee  can be given  by members  of Planning  and
Building.

(A separate  Affidavit  must  be provided  by  each  property  owner  named  in the  title  report.)

AssessorParcelNumber(sl: 1Q5' 6aAC)1

Subscribed  and  sworn  to  before  me  this

Notary  Public  in and fo  unty  and state

'Owner  refers  to the  following:  (Please  mark  appropriate  box.)

@ Owner

(Notary  Stamp)

a/

l)

0  Corporate  Officer/Partner  (Provide  copy  of record  document  indicating  authority  to sign.)

CI Power  of Attorney  (Provide  copy  of Power  of  Attorney.)

Q  Owner  Agent  (Provide  notarized  letter  from  property  owner  giving  legal  authority  to agent.)

Q Property  Agent  (Provide  copy  of record  document  indicating  authority  to sign.)

Q Letter  from  Government  Agency  with  Stewardship

December  201 8
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• EXISTING SURVEY & SITE PLAN 
PROVIDED BY TURNER & 
ASSOCIATES, INC. LAND SURVEYING. 

• ALL PERFORATED DRAINAGE PIPE 
OUTLETS TO BE KEPT CLEAR AND 
MARKED, ESPECIALLLY FROM 
BEHIND RETAINING WALLS, WITH A 
MINUMUM 3' LONG METAL STAKE, 
PLACED A MINIMUM 1' INTO THE 
GROUND AND PAINTED RED ON TOP.

NOTE:

CUT = 190 CU.YDS.
FILL = LESS THAN 5 CU.YDS.
EXPORT = 185 CU.YDS.

TO BE EXPORTED OUT OF THE BASIN OR 
TO A TRPA APPROVED SITE.

OWNER

PROPERTY

CONTACT PERSON

EARTHWORK

LAND AREA

CODE ANALYSIS

SQUARE FOOTAGE

TRPA NOTES

EXISTING CONTOURS

CONTOUR TO BE REMOVED

TREE, SIZE, TYPE

TREES TO BE REMOVED

LIMIT OF DISTURBED AREA (3346 SF)

7,160 SQ. FT.
0.1644 acres
(PER SURVEY)

(E) RESIDENCE TO REMAIN    813 SQ. FT.
(E) RESIDENCE REMODELED 1,188 SQ. FT.
(E) GARAGE TO RESIDENCE    532 SQ. FT
(N) RESIDENCE       737 SQ. FT.

TOTAL 3,270 SQ. FT.

(E) GARAGE TO REMAIN 0 SQ. FT.
(N) GARAGE    518 SQ. FT.

TOTAL    518 SQ. FT.

(E) DECK REBUILT 534 SQ. FT.
(N) DECK/STAIRS   73 SQ. FT.

TOTAL 607 SQ. FT.

666 TUMBLEWEED CIR
INCLINE VILLAGE NV 89451
INCLINE VILLAGE 4 LOT 2 BLK J
APN: 125-522-01

KENNETH EASTER 
J'NEE HILGERS EASTER
86 CEDAR DR 
REDHILL PENINSULA 
18 PAK PAT SHAN RD
TAI TAM HONG KONG        

LEGEND:

12"P

VICINITY MAP:

SHEET INDEX:

IVGID NOTES
• HYDRONIC CLOSED LOOP HEATING SYSTEM
• FIRE SPRINKLERS - YES w/4-HEAD FLOW CALCULATION
• SEWER LINE MUST BE AIR TESTED TO THE CURRENT UPC AND IVGID 

REQUIREMENTS
• METER TO BE UPGRADED

I.V.G.I.D. FIXTURE COUNT
• ADDRESS IDENTIFICATION NUMBERS MUST BE 6" IN HEIGHT MIN.
• RESIDENTIAL FIRE SPRINKLERS SYSTEM REQUIRED
• NFPA 72 FIRE ALARM SYSTEM MAY BE PROVIDED IN LIEU OF 110V INTERCONNECTED DETECTORS. THESE 

SYSTEMS REQUIRE A SEPARATE PERMIT (SEE DEFERRED SUBMITTALS FOR DETAILS)
• A KNOX BOX SHALL BE PROVIDED IN ACCORDANCE WITH 2018 IFC CHAPTER 5
• WHEN HOT WORK IS CONDUCTED WITHIN A WILDFIRE RISK AREA IN ACCORDANCE WITH 2018 IFC, SECTION 

105.6.23: HOT WORK OPERATIONS INCLUDING CUTTING, WELDING, THERMIT WELDING, BRAZING, SOLDERING, 
GRINDING, THERMAL SPRAYING, THAWING PIPE, INSTALLATION OF TORCH-APPLIED ROOF SYSTEMS OR ANY 
OTHER SIMILAR ACTIVITES REQUIRE A PERMIT FROM THE NORTH LAKE TAHOE FIRE PROTECTION DISTRICT 
775-831-0351.

NLTFPD

• ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN ACCORDANCE WITH THE TRPA 
HANDBOOK OF BEST MANAGEMENT PRACTICES AND LIVING WITH FIRE, LAKE TAHOE BASIN, SECOND 
EDITION.

• DUST CONTROL MEASURES SHALL BE IN PLACE DURING CONSTRUCTION. BROADCAST MULCH SHALL NOT 
BE PERMITTED AS A DUST CONTROL MEASURE WITHIN 35 FEET OF STRUCTURES.

• EXCAVATION EQUIPMENT SHALL BE LIMITED TO APPROVED CONSTRUCTION AREAS TO MINIMIZE SITE 
DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED OUTSIDE OF THE APPROVED AREAS OF 
DISTURBANCE.

• ALL WASTE RESULTING FROM THE SAW-CUTTING OF PAVEMENT SHALL BE REMOVED USING A VACUUM (OR 
OTHER TRPA APPROVED METHOD) DURING THE CUTTING PROCESS OR IMMEDIATELY THEREAFTER. 
DISCHARGE OF WASTE MATERIAL TO SURFACE DRAINAGE FEATURES IS PROHIBITED AND CONSTITUTES A 
VIOLATION OF THIS PERMIT.

• A SEPARATE PLAN/PERMIT FOR REQUIRED FIRE SPRINKLER SYSTEMS SHALL BE SUBMITTED TO NLTFPD 
FOR PERMIT PER RESOLUTION 16-1

• A SEPARATE PLAN WILL BE  REQUIRED IF OWNER ELECTS TO GO WITH A NFPA 72 FIRE MONITORED ALARM 
SYSTEM IN LIEU OF 110V INTERCONNECTED DETECTORS AND THE PLAN SHALL BE SUBMITTED TO NLTFPD 
FOR PERMIT PER RESOLUTION 16-1.

PLEASE REFER TO ENCLOSED 8.5X11 
ARCHITECTURAL PROJECT GUIDELINES 
FOR ADDITIONAL DETAILS AND 
PROJECT REQUIREMENTS.  IT IS THE 
RESPONSIBILITY OF THE GENERAL 
CONTRACTOR TO ENSURE THAT ALL 
SUBS RECEIVE A COPY OF AND ADHERE 
TO THESE GUIDELINES.  IF ADDITIONAL 
COPIES (ELECTRONIC OR PAPER) ARE 
NEEDED, PLEASE CONTACT ELISE FETT 
& ASSOCIATES, LTD.

WASHOE ENGINEERING NOTES

DEFERRED SUBMITTALS

SCOPE OF WORK
• REMOVE (E) STAIRS AND ENTRY DECK.
• EXTEND (E) SIDES OF HOUSE TO SQUARE OFF FRONT
• EXTEND (E) ROOF
• REBUILD EXISTING DECKS
• CONVERT (E) GARAGE TO LIVING SPACE
• ADD NEW ENTRY AND ROOF TO WEST SIDE OF STRUCTURE
• NEW GARAGE AND DRIVE AT STREET LEVEL
• ROOF OF GARAGE TO BE W.P. PATIO
• NEW MECHANICAL ROOM BEHIND GARAGE
• NEW COVERED WALKWAY FROM ENTRY TO GARAGE LEVEL
• NEW DECK AND STAIR TO BACKYARD
• NEW DECK OFF BEDROOM
• MINOR INTERIOR REMODEL

CODE EDITION - I.R.C. 2018
OCCUPANCY GROUP - R-3
TYPE OF CONSTRUCTION - V-B
2018 IFC & IWUIC
2018 FIRE AMENDMENTS INCLUDING 
RESOLUTIONS 18-1 & 18-2 ELISE FETT & ASSOCIATES, LTD.

P.O. BOX 5989
INCLINE VILLAGE, NV  89450
(775) 833-3388

• ALL IMPROVEMENTS WITHIN THE COUNTY RIGHT-OF-WAY SHALL BE CONSTRUCTED IN ACCORDANCE WITH 
THE LATEST COUNTY CODES AND THE LATEST COUNTY STANDARD SPECIFICATIONS AND DETAILS.

• A STREET EXCAVATION PERMIT IS REQUIRED FOR ANY WORK TO BE PERFORMED WITHIN THE WASHOE 
COUNTY RIGHT-OF-WAY. CALL BEAU DUC AT 240-2654 FOR MORE INFORMATION.

• THE WASHOE COUNTY ROAD DEPARTMENT (318-2180) MUST APPROVE THE NEW DRIVEWAY APPROACH 
LOCATION PRIOR TO INSTALLATION.

• THE WASHOE COUNTY ROAD DEPARTMENT (318-2180) MUST APPROVE THE NEW DRIVEWAY APPROACH 
INSTALLATION PRIOR TO PERMIT FINAL/CERTIFICATE OF OCCUPANCY.

• DRIVEWAY AND PEDESTRIAN ACCESS PAVING SHALL SLOPE DOWN FROM EXISTING EDGE OF PAVING A 
MINIMUM 4% GRADE FOR 4 FEET, THEN 1% MINIMUM THEREAFTER. 

• FOR PORTLAND CEMENT CONCRETE ADD FOLLOWING NOTE: CONSTRUCTION OF CONCRETE APRONS 
SHALL BE IN ACCORDANCE WITH SPECIFICATIONS NOTED ON WASHOE COUNTY STANDARD DETAIL W-5.11 
PAGE 4. THE DETAILS CAN BE FOUND AT THE FOLLOWING LINK:  
HTTPS://WWW.WASHOECOUNTY.US/CSD/ENGINEERING_CAPITALPROJECTS/STANDARD_DETAILS.PHP 

• FOR TYPE 3 ASPHALT PAVING ADD FOLLOWING NOTE: ALL PAVING WITHIN COUNTY RIGHT-OF-WAY SHALL BE 
A MINIMUM 3" OF TYPE 3 ASPHALT PAVING OVER A MINIMUM OF 6" OF COMPACTED TYPE 2 CLASS B 
AGGREGATE BASE MEETING THE REQUIREMENTS OF THE LATEST EDITION OF ORANGE BOOK 
SPECIFICATIONS. HOT MIX ASPHALT SHALL BE TYPE 3, PG4-28 (OR COUNTY APPROVED EQUIVALENT), 3% AIR 
VOIDS, 50 BLOWS PER SIDE MIX WITH LIME AND NO MORE THAN 15% RECYCLED ASPHALT PAVEMENT, 
COMPACTED TO A MINIMUM OF 93% RICE RELATIVE COMPACTION. 

• SLOTTED DRAINS WITHIN DRIVEWAYS SHALL BE LOCATED OUTSIDE OF WASHOE COUNTY RIGHT-OF-WAY 
AND MAINTAINED BY PROPERTY OWNER. 
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SP-1

SP-1 SITE / GRADING PLAN
SP-2 TRPA COVERAGE PLAN
SP-3 TRPA BMP PLAN
SP-3a TRPA BMP DETAILS
SP-3b TRPA BMP DETAILS
SP-4 DEFENSIBLE SPACE PLAN
SP-5 TRPA DARK SKY LIGHTING PLAN
A-1 (E)/DEMO.
A-2 NEW GARAGE & ENTRY LEVEL
A-3 1st & 2nd LEVEL
A-4 SOUTH & WEST ELEVATIONS
A-5 NORTH & EAST ELEVATIONS
A-6 SECTION & DETAILS
A-8 3D

1/8" = 1'-0"1
SITE PLAN

REVISIONS

# DATE BY

NTS4
I01.3 IVGID Connection - meter/tap upgrade
w/fire sprinklers no irrigation

1" = 10'-0"5 MAX EXCAVATION SECTION



OLD GARAGE
110' - 1 3/16"

FIRST LEVEL
120' - 6"

OFFICE
124' - 10 13/16"

SECOND LEVEL
129' - 3 5/8"

MAX. (E) RIDGE HT.
144.25

6:12

6:12

6:12 6:12

1:12

1 2 3

5

7 98

4

NEW GARAGE
100.10

ENTRY LEVEL
110.60

GAR PL
119' - 7 1/4"

10
 3

/4
"

FF PL
128' - 6"

9 
5/

8"

6

INTERNAL 
HEATED GUTTER

9'
 - 

0"

-
---

100

200201

30332

404405

4142

43

44

21

203

20

5
SP-1

FIRST LEVEL
120' - 6"

OFFICE
124' - 10 13/16"

SECOND LEVEL
129' - 3 5/8"

MAX. (E) RIDGE HT.
144.25

VENEER STONE

(E) GRADE

PROPOSED 
GRADE

(E) GRADE

TYP. TRIM
2x6 TOP w/1" O.H.

2x4 SIDES AND BOTTOM METAL IF REQ'D BY STRUCTURAL

NEW GARAGE
100.10

ENTRY LEVEL
110.60

113.03

6'
 - 

3"

EXISTING GRADE

EXISTING GARAGE FLOOR GRADE

2325

24 22

454647

33

407

49

• ROOF:  COMPOSITE ROOF TO MATCH EXISTING, AS NOTED ON ELEVATIONS, CLASS "A" ASSEMBLY
• EAVES (SOFFIT)  FASCIA:  APPROVED 1-HOUR FIRE RESISTANT CONSTRUCTION, IGNITION RESISTANT 

MATERIAL, 2x LUMBER OR FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR USE. NO EXPOSED 
TAILS UNLESS HEAVY TIMBER.  3/4" MINIMUM SOLID MATERIAL.

• VENTS:  <144 SQUARE INCHES, <1/4" NON-COMBUSTIBLE CORROSION-RESISTANT MESH, VULCAN, 
BRANDGUARD, OR SIMILAR APPROVED VENTS

• EXTERIOR WALLS:  LP FLAMEBLOCK SHEATHING OR SIMILAR UNDER 6" VERTICAL CLEAR CEDAR, 6" 
HORIZONTAL CLEAR CEDAR FLAT T&G AND 4" STONE. AS SHOWN ON ELEVATIONS. APPROVED STUCCO 1-
HOUR FIRE RATED CONSTRUCTION AS NOTED ON ELEVATIONS

• WINDOWS:  DOUBLE PANE (MIN)
• EXTERIOR DOORS (EXCLUDING VEHICLE ACCESS DOORS):  APPROVED NON-COMBUSTIBLE 

CONSTRUCTION, SOLID CORE (1-3/4" MIN), MINIMUM 20 MINUTE RATING
• DECKING:  

UNSOFFITED: HEAVY TIMBER WITH FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR 
USE.

SOFFITED:  PROVIDE 3/4" MINIMUM SOLID MATERIAL. 
SUPPORT COLS.: 6x6 MIN. PER WUI (SIZED PER STRUCTURAL)
SUPPORT BEAMS: 6x8 OR 4x10 MIN. PER WUI (SIZED PER STRUCTURAL)
DECK JOISTS: 4x8 MIN. IF NOT SOFFITED PER WUI (SIZED PER STRUCTURAL)
LEDGERS: 3x MIN. PER WUI (SIZED PER STRUCTURAL)
DECKING: AS NOTED ON KEYNOTE PLANS

EXTERIOR FINISHES / W.U.I NOTES

FASCIA PER 
ELEVATIONS

SIDING PER NOTE

HOUSE WRAP

LP FLAMEBLOCK 
SHEATHING

(SIZE PER 
STRUCTURAL)

CLASS A ROOFING PER 
NOTE

SOFFIT PER NOTE

NOTE: FOR FIRE RESISTIVE CONTRCUTION 
PURPOSES ONLY, SEE STRUCTURAL SHEETS 

FOR SPECIFIC FRAMING REQUIREMENTS.

2x6
(SIM. @ DOORS)

2x4
(SIM. @ DOORS)

FLASHING w/ 4" MIN. 
WALL LEG, 10°-15° PITCH 
DOWN OVER HEAD TRIM, 
3/4" MIN. DRIP LEG, AND 
1/4" OUTWARD BEND.
(SIM. @ DOORS)

2x4

4 1/2"

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

COLOR: THE COLOR OF THIS STRUCTURE, INCLUDING ANY FENCES ON THE PROPERTY, SHALL BE 
COMPATIBLE WITH THE SURROUNDINGS.  SUBDUED COLORS IN EARTHONE AND WOODTONE RANGES SHALL 
BE USED FOR THE PRIMARY COLOR OF THE STRUCTURE.  HUES SHALL BE WITHIN THE RANGE OF NATURAL 
COLORS THAT BLEND, RATHER THAN CONTRAST WITH THE EXISTING VEGETATION AND EARTH HUES.  
EARTHONE COLORS ARE CONSIDERED TO BE SHADES OF REDDISH BROWN, BROWN, TAN, OCHRE, AND 
UMBER.

ROOFS: ROOFS SHALL BE COMPOSED OF NON-GLARE EARTHONE OR WOODTONE MATERIALS THAT 
MINIMIZE REFLECTIVITY.

FENCES: WOODEN FENCES SHALL BE USED WHENEVER POSSIBLE.  IF CYCLONE FENCE MUST BE USED, IT 
SHALL BE COATED WITH BROWN OR BLACK VINYL, INCLUDING FENCE POLES.

LIGHTING: ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF ORDINANCES CHAPTER 36, 
SECTION 36.8, EXTERIOR LIGHTING STANDARDS AND TRPA DESIGN REVIEW GUIDELINES.

TRPA NOTES

DECK FRAMING
& W.U.I. NOTES
SUPPORT COLUMNS:  6X6 (MIN)
SUPPORT BEAMS:  6X8 OR 4X10 (MIN)
DECK JOISTS:  4X8 (MIN) IF NOT SOFFITED
LEDGERS:  3X (MIN)
DECKING:  WATERPROOF ASSEMBLY P.A.D.
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SOUTH & WEST
ELEVATIONS

1/4" = 1'-0"1 SOUTH ELEVATION

1/4" = 1'-0"2 WEST ELEVATION

1" = 1'-0"3 A05 WUI SECTION

3/4" = 1'-0"4 A07 DOOR & WINDOW TRIM

REVISIONS

# DATE BY
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THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

6x6 GUARDRAIL POSTS. ATTACHMENT 
PER ENGINEERING

3'
 - 

0"

4"
2'

 - 
8"

6"

TOP OF DECK

2"x6" TOP RAIL

2"x4" BOTTOM RAIL

1/2" VERTICAL METAL 
BALUSTERS @ 4" O.C. MAX

ALLOWABLE BUILDING 
HEIGHT CALCULATIONS

HOUSE SITE SLOPE

>50% OF ROOF PITCH

22%

6:12

MAX. ALLOWABLE 
BUILDING HEIGHT

36'-8"

MAX. PROPOSED HEIGHT 34' 1 13/16"

PER SEGMENT CALC TOTAL ALLOWABLE HEIGHT = 
(28' + 36'8" + 36'8")*1.5 / 3 = 50'-8"

• ROOF:  COMPOSITE ROOF TO MATCH EXISTING, AS NOTED ON ELEVATIONS, CLASS "A" ASSEMBLY
• EAVES (SOFFIT)  FASCIA:  APPROVED 1-HOUR FIRE RESISTANT CONSTRUCTION, IGNITION RESISTANT 

MATERIAL, 2x LUMBER OR FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR USE. NO EXPOSED 
TAILS UNLESS HEAVY TIMBER.  3/4" MINIMUM SOLID MATERIAL.

• VENTS:  <144 SQUARE INCHES, <1/4" NON-COMBUSTIBLE CORROSION-RESISTANT MESH, VULCAN, 
BRANDGUARD, OR SIMILAR APPROVED VENTS

• EXTERIOR WALLS:  LP FLAMEBLOCK SHEATHING OR SIMILAR UNDER 6" VERTICAL CLEAR CEDAR, 6" 
HORIZONTAL CLEAR CEDAR FLAT T&G AND 4" STONE. AS SHOWN ON ELEVATIONS. APPROVED STUCCO 1-
HOUR FIRE RATED CONSTRUCTION AS NOTED ON ELEVATIONS

• WINDOWS:  DOUBLE PANE (MIN)
• EXTERIOR DOORS (EXCLUDING VEHICLE ACCESS DOORS):  APPROVED NON-COMBUSTIBLE 

CONSTRUCTION, SOLID CORE (1-3/4" MIN), MINIMUM 20 MINUTE RATING
• DECKING:  

UNSOFFITED: HEAVY TIMBER WITH FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR 
USE.

SOFFITED:  PROVIDE 3/4" MINIMUM SOLID MATERIAL. 
SUPPORT COLS.: 6x6 MIN. PER WUI (SIZED PER STRUCTURAL)
SUPPORT BEAMS: 6x8 OR 4x10 MIN. PER WUI (SIZED PER STRUCTURAL)
DECK JOISTS: 4x8 MIN. IF NOT SOFFITED PER WUI (SIZED PER STRUCTURAL)
LEDGERS: 3x MIN. PER WUI (SIZED PER STRUCTURAL)
DECKING: AS NOTED ON KEYNOTE PLANS

EXTERIOR FINISHES / W.U.I NOTES

COLOR: THE COLOR OF THIS STRUCTURE, INCLUDING ANY FENCES ON THE PROPERTY, SHALL BE 
COMPATIBLE WITH THE SURROUNDINGS.  SUBDUED COLORS IN EARTHONE AND WOODTONE RANGES SHALL 
BE USED FOR THE PRIMARY COLOR OF THE STRUCTURE.  HUES SHALL BE WITHIN THE RANGE OF NATURAL 
COLORS THAT BLEND, RATHER THAN CONTRAST WITH THE EXISTING VEGETATION AND EARTH HUES.  
EARTHONE COLORS ARE CONSIDERED TO BE SHADES OF REDDISH BROWN, BROWN, TAN, OCHRE, AND 
UMBER.

ROOFS: ROOFS SHALL BE COMPOSED OF NON-GLARE EARTHONE OR WOODTONE MATERIALS THAT 
MINIMIZE REFLECTIVITY.

FENCES: WOODEN FENCES SHALL BE USED WHENEVER POSSIBLE.  IF CYCLONE FENCE MUST BE USED, IT 
SHALL BE COATED WITH BROWN OR BLACK VINYL, INCLUDING FENCE POLES.

LIGHTING: ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF ORDINANCES CHAPTER 36, 
SECTION 36.8, EXTERIOR LIGHTING STANDARDS AND TRPA DESIGN REVIEW GUIDELINES.

TRPA NOTES

ROOF SLOPE AREA

63 S.F.

1,806 S.F.6:12

1:12

6:12

1:12

6:12

6:12

6:12

6:12

6:12

6:126:12

6:126:12

NOTE: CONTRACTOR TO VERIFY FIELD CONDITIONS (ROOF SLOPE / 
BEARING POINTS) PRIOR TO ORDERING TRUSSES OR CUTTING RAFTERS.

DECK FRAMING
& W.U.I. NOTES
SUPPORT COLUMNS:  6X6 (MIN)
SUPPORT BEAMS:  6X8 OR 4X10 (MIN)
DECK JOISTS:  4X8 (MIN) IF NOT SOFFITED
LEDGERS:  3X (MIN)
DECKING:  WATERPROOF ASSEMBLY P.A.D.
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NORTH & EAST
ELEVATIONS

1/4" = 1'-0"1 EAST ELEVATION

1/4" = 1'-0"2 NORTH ELEVATION

3/4" = 1'-0"3 A01 DECK RAILING DETAIL

REVISIONS

# DATE BY

1/8" = 1'-0"4 ROOF SLOPE PLAN
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FOREST

28 LAKE

TAHOE
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C
A
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F
O
R
N
IA

N
E
V
A
D
A

CRYSTAL
BAY

SAND

NORTHSTAR

267 431

SITE

INCLINE
VILLAGE

• EXISTING SURVEY & SITE PLAN 
PROVIDED BY TURNER & 
ASSOCIATES, INC. LAND SURVEYING. 

• ALL PERFORATED DRAINAGE PIPE 
OUTLETS TO BE KEPT CLEAR AND 
MARKED, ESPECIALLLY FROM 
BEHIND RETAINING WALLS, WITH A 
MINUMUM 3' LONG METAL STAKE, 
PLACED A MINIMUM 1' INTO THE 
GROUND AND PAINTED RED ON TOP.

NOTE:

CUT = 190 CU.YDS.
FILL = LESS THAN 5 CU.YDS.
EXPORT = 185 CU.YDS.

TO BE EXPORTED OUT OF THE BASIN OR 
TO A TRPA APPROVED SITE.

OWNER

PROPERTY

CONTACT PERSON

EARTHWORK

LAND AREA

CODE ANALYSIS

SQUARE FOOTAGE

TRPA NOTES

EXISTING CONTOURS

CONTOUR TO BE REMOVED

TREE, SIZE, TYPE

TREES TO BE REMOVED

LIMIT OF DISTURBED AREA (3346 SF)

7,160 SQ. FT.
0.1644 acres
(PER SURVEY)

(E) RESIDENCE TO REMAIN    813 SQ. FT.
(E) RESIDENCE REMODELED 1,188 SQ. FT.
(E) GARAGE TO RESIDENCE    532 SQ. FT
(N) RESIDENCE       737 SQ. FT.

TOTAL 3,270 SQ. FT.

(E) GARAGE TO REMAIN 0 SQ. FT.
(N) GARAGE    518 SQ. FT.

TOTAL    518 SQ. FT.

(E) DECK REBUILT 534 SQ. FT.
(N) DECK/STAIRS   73 SQ. FT.

TOTAL 607 SQ. FT.

666 TUMBLEWEED CIR
INCLINE VILLAGE NV 89451
INCLINE VILLAGE 4 LOT 2 BLK J
APN: 125-522-01

KENNETH EASTER 
J'NEE HILGERS EASTER
86 CEDAR DR 
REDHILL PENINSULA 
18 PAK PAT SHAN RD
TAI TAM HONG KONG        

LEGEND:

12"P

VICINITY MAP:

SHEET INDEX:

IVGID NOTES
• HYDRONIC CLOSED LOOP HEATING SYSTEM
• FIRE SPRINKLERS - YES w/4-HEAD FLOW CALCULATION
• SEWER LINE MUST BE AIR TESTED TO THE CURRENT UPC AND IVGID 

REQUIREMENTS
• METER TO BE UPGRADED

I.V.G.I.D. FIXTURE COUNT
• ADDRESS IDENTIFICATION NUMBERS MUST BE 6" IN HEIGHT MIN.
• RESIDENTIAL FIRE SPRINKLERS SYSTEM REQUIRED
• NFPA 72 FIRE ALARM SYSTEM MAY BE PROVIDED IN LIEU OF 110V INTERCONNECTED DETECTORS. THESE 

SYSTEMS REQUIRE A SEPARATE PERMIT (SEE DEFERRED SUBMITTALS FOR DETAILS)
• A KNOX BOX SHALL BE PROVIDED IN ACCORDANCE WITH 2018 IFC CHAPTER 5
• WHEN HOT WORK IS CONDUCTED WITHIN A WILDFIRE RISK AREA IN ACCORDANCE WITH 2018 IFC, SECTION 

105.6.23: HOT WORK OPERATIONS INCLUDING CUTTING, WELDING, THERMIT WELDING, BRAZING, SOLDERING, 
GRINDING, THERMAL SPRAYING, THAWING PIPE, INSTALLATION OF TORCH-APPLIED ROOF SYSTEMS OR ANY 
OTHER SIMILAR ACTIVITES REQUIRE A PERMIT FROM THE NORTH LAKE TAHOE FIRE PROTECTION DISTRICT 
775-831-0351.

NLTFPD

• ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN ACCORDANCE WITH THE TRPA 
HANDBOOK OF BEST MANAGEMENT PRACTICES AND LIVING WITH FIRE, LAKE TAHOE BASIN, SECOND 
EDITION.

• DUST CONTROL MEASURES SHALL BE IN PLACE DURING CONSTRUCTION. BROADCAST MULCH SHALL NOT 
BE PERMITTED AS A DUST CONTROL MEASURE WITHIN 35 FEET OF STRUCTURES.

• EXCAVATION EQUIPMENT SHALL BE LIMITED TO APPROVED CONSTRUCTION AREAS TO MINIMIZE SITE 
DISTURBANCE. NO GRADING OR EXCAVATION SHALL BE PERMITTED OUTSIDE OF THE APPROVED AREAS OF 
DISTURBANCE.

• ALL WASTE RESULTING FROM THE SAW-CUTTING OF PAVEMENT SHALL BE REMOVED USING A VACUUM (OR 
OTHER TRPA APPROVED METHOD) DURING THE CUTTING PROCESS OR IMMEDIATELY THEREAFTER. 
DISCHARGE OF WASTE MATERIAL TO SURFACE DRAINAGE FEATURES IS PROHIBITED AND CONSTITUTES A 
VIOLATION OF THIS PERMIT.

• A SEPARATE PLAN/PERMIT FOR REQUIRED FIRE SPRINKLER SYSTEMS SHALL BE SUBMITTED TO NLTFPD 
FOR PERMIT PER RESOLUTION 16-1

• A SEPARATE PLAN WILL BE  REQUIRED IF OWNER ELECTS TO GO WITH A NFPA 72 FIRE MONITORED ALARM 
SYSTEM IN LIEU OF 110V INTERCONNECTED DETECTORS AND THE PLAN SHALL BE SUBMITTED TO NLTFPD 
FOR PERMIT PER RESOLUTION 16-1.

PLEASE REFER TO ENCLOSED 8.5X11 
ARCHITECTURAL PROJECT GUIDELINES 
FOR ADDITIONAL DETAILS AND 
PROJECT REQUIREMENTS.  IT IS THE 
RESPONSIBILITY OF THE GENERAL 
CONTRACTOR TO ENSURE THAT ALL 
SUBS RECEIVE A COPY OF AND ADHERE 
TO THESE GUIDELINES.  IF ADDITIONAL 
COPIES (ELECTRONIC OR PAPER) ARE 
NEEDED, PLEASE CONTACT ELISE FETT 
& ASSOCIATES, LTD.

WASHOE ENGINEERING NOTES

DEFERRED SUBMITTALS

SCOPE OF WORK
• REMOVE (E) STAIRS AND ENTRY DECK.
• EXTEND (E) SIDES OF HOUSE TO SQUARE OFF FRONT
• EXTEND (E) ROOF
• REBUILD EXISTING DECKS
• CONVERT (E) GARAGE TO LIVING SPACE
• ADD NEW ENTRY AND ROOF TO WEST SIDE OF STRUCTURE
• NEW GARAGE AND DRIVE AT STREET LEVEL
• ROOF OF GARAGE TO BE W.P. PATIO
• NEW MECHANICAL ROOM BEHIND GARAGE
• NEW COVERED WALKWAY FROM ENTRY TO GARAGE LEVEL
• NEW DECK AND STAIR TO BACKYARD
• NEW DECK OFF BEDROOM
• MINOR INTERIOR REMODEL

CODE EDITION - I.R.C. 2018
OCCUPANCY GROUP - R-3
TYPE OF CONSTRUCTION - V-B
2018 IFC & IWUIC
2018 FIRE AMENDMENTS INCLUDING 
RESOLUTIONS 18-1 & 18-2 ELISE FETT & ASSOCIATES, LTD.

P.O. BOX 5989
INCLINE VILLAGE, NV  89450
(775) 833-3388

• ALL IMPROVEMENTS WITHIN THE COUNTY RIGHT-OF-WAY SHALL BE CONSTRUCTED IN ACCORDANCE WITH 
THE LATEST COUNTY CODES AND THE LATEST COUNTY STANDARD SPECIFICATIONS AND DETAILS.

• A STREET EXCAVATION PERMIT IS REQUIRED FOR ANY WORK TO BE PERFORMED WITHIN THE WASHOE 
COUNTY RIGHT-OF-WAY. CALL BEAU DUC AT 240-2654 FOR MORE INFORMATION.

• THE WASHOE COUNTY ROAD DEPARTMENT (318-2180) MUST APPROVE THE NEW DRIVEWAY APPROACH 
LOCATION PRIOR TO INSTALLATION.

• THE WASHOE COUNTY ROAD DEPARTMENT (318-2180) MUST APPROVE THE NEW DRIVEWAY APPROACH 
INSTALLATION PRIOR TO PERMIT FINAL/CERTIFICATE OF OCCUPANCY.

• DRIVEWAY AND PEDESTRIAN ACCESS PAVING SHALL SLOPE DOWN FROM EXISTING EDGE OF PAVING A 
MINIMUM 4% GRADE FOR 4 FEET, THEN 1% MINIMUM THEREAFTER. 

• FOR PORTLAND CEMENT CONCRETE ADD FOLLOWING NOTE: CONSTRUCTION OF CONCRETE APRONS 
SHALL BE IN ACCORDANCE WITH SPECIFICATIONS NOTED ON WASHOE COUNTY STANDARD DETAIL W-5.11 
PAGE 4. THE DETAILS CAN BE FOUND AT THE FOLLOWING LINK:  
HTTPS://WWW.WASHOECOUNTY.US/CSD/ENGINEERING_CAPITALPROJECTS/STANDARD_DETAILS.PHP 

• FOR TYPE 3 ASPHALT PAVING ADD FOLLOWING NOTE: ALL PAVING WITHIN COUNTY RIGHT-OF-WAY SHALL BE 
A MINIMUM 3" OF TYPE 3 ASPHALT PAVING OVER A MINIMUM OF 6" OF COMPACTED TYPE 2 CLASS B 
AGGREGATE BASE MEETING THE REQUIREMENTS OF THE LATEST EDITION OF ORANGE BOOK 
SPECIFICATIONS. HOT MIX ASPHALT SHALL BE TYPE 3, PG4-28 (OR COUNTY APPROVED EQUIVALENT), 3% AIR 
VOIDS, 50 BLOWS PER SIDE MIX WITH LIME AND NO MORE THAN 15% RECYCLED ASPHALT PAVEMENT, 
COMPACTED TO A MINIMUM OF 93% RICE RELATIVE COMPACTION. 

• SLOTTED DRAINS WITHIN DRIVEWAYS SHALL BE LOCATED OUTSIDE OF WASHOE COUNTY RIGHT-OF-WAY 
AND MAINTAINED BY PROPERTY OWNER. 
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SP-1

SP-1 SITE / GRADING PLAN
SP-2 TRPA COVERAGE PLAN
SP-3 TRPA BMP PLAN
SP-3a TRPA BMP DETAILS
SP-3b TRPA BMP DETAILS
SP-4 DEFENSIBLE SPACE PLAN
SP-5 TRPA DARK SKY LIGHTING PLAN
A-1 (E)/DEMO.
A-2 NEW GARAGE & ENTRY LEVEL
A-3 1st & 2nd LEVEL
A-4 SOUTH & WEST ELEVATIONS
A-5 NORTH & EAST ELEVATIONS
A-6 SECTION & DETAILS
A-8 3D

1/8" = 1'-0"1
SITE PLAN

REVISIONS

# DATE BY

NTS4
I01.3 IVGID Connection - meter/tap upgrade
w/fire sprinklers no irrigation

1" = 10'-0"5 MAX EXCAVATION SECTION



COVERAGE KEY

EXISTING

PROPOSED

CHANGE

REVEGETATE

TOTAL LOT AREA           
LAND CAPABILITY CLASS 3 (5%)

PREVIOUSLY VERIFIED COVERAGE

7,160 SF
358 SF

1,717

NOTES:
• ALL DECKS AND OVERHANGS HAVE BEEN CALCULATED WITH 3:1 REDUCTIONS

LOT INFO AND COVERAGE CALCULATIONS:

COVERAGES (square feet):

OFFSITE COVERAGE (square feet):

42 SF
NEW WOO DECK/STAIRSD

248 SF
EXISTING OFFSITE

29 SF
NEW OFFSITE

13 SF
NEW OFFSITE

213 SF
NEW ROCK STEPSE

160 SF
EXISTING CONCRETE
DRIVEWAY

C

6 SF
NEW CONCRETE DRIVEWAYC

25 SF
NEW CONCRETE DRIVEWAYC

909 SF
EXISTING RESIDENCEA

148 SF
NEW RESIDENCEA

564 SF
NEW GARAGEB

PREVIOUSLY 
CONCRETE 
DRIVEWAY

DECK ABOVE
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SP-2

Mark Area
Previously

Verified Proposed Exempt Actual
Land
Class

A RESIDENCE 909 SF 1057 SF 0 SF 1057 SF CLASS 3
B GARAGE 0 SF 564 SF 0 SF 564 SF CLASS 3
C CONCRETE DRIVEWAY 620 SF 191 SF 0 SF 191 SF CLASS 3
D WOO DECK/STAIRS 77 SF 42 SF 0 SF 42 SF CLASS 3
E ROCK STEPS 111 SF 213 SF 0 SF 213 SF CLASS 3

CLASS 3: 8 1717 SF 2067 SF 0 SF 2067 SF
TOTAL: 1717 SF 2067 SF 0 SF 2067 SF

Area
Previously
Approved Proposed Actual

OFFSITE 248 SF 248 SF 248 SF
OFFSITE 0 SF 29 SF 29 SF
OFFSITE 0 SF 13 SF 13 SF

248 SF 290 SF 290 SF

1/8" = 1'-0"3 TRPA COVERAGE

REVISIONS

# DATE BY
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BMP NOTES:
ALL BARREN AREAS AND AREAS DISTURBED BY CONSTRUCTION SHALL BE REVEGETATED IN 
ACCORDANCE WITH THE TRPA HANDBOOK OF BEST MANAGEMENT PRACTICES AND THE HOME 
LANDSCAPING GUIDE FOR LAKE TAHOE & VICINITY. APPLICATION OF A MULCH MAY ENHANCE VEGETATIVE  
ESTABLISHMENT.

ALL AREAS DISTURBED BY CONSTRUCTION SHALL BE MULCHED WITH A 2 TO 3 INCH LAYER OF PINE 
NEEDLES OR WOOD CHIPS AS A DUST CONTROL MEASURE. THIS MULCH SHALL BE MAINTAINED FROM 
COMPLETION OF THE INITIAL GRADING THROUGH COMPLETION OF THE PROJECT.

INSTALL PARKING BARRIERS TO RESTRICT PARKING TO PAVED SURFACES ONLY.

ALL PROJECT RELATED VEHICLES SHALL PARK ON EXISTING PAVED SURFACES OR EXISTING COMPACTED 
ROAD SHOULDERS.

PROVIDE VEGETATION PROTECTIVE FENCING AROUND CONSTRUCTION AREA AS SHOWN ON PLAN. NO 
MORE THAN 12' FROM CONSTRUCTION AREA.

PHOTOGRAPHS SHALL BE TAKEN TO SHOW DEPTH AND INSTALLED DEVICE FOR ANY EXCAVATED THEN 
BACKFILLED BMP SYSTEM.

ADDITIONAL CLEANOUTS ARE RECOMMENDED AT TURNS FOR ANY PIPED BMP SYSTEM.

*SEE THE FOLLOWING BMP SHEETS FOR ADDITIONAL SPECIFIC BMP DETAILS*

SEE THE DEFENSIBLE SPACE/FIRE ACCESS PLAN & REFER TO LIVING WITH FIRE, SECOND EDITION, LAKE 
TAHOE BASIN.

BMP CALLOUTS:
* IF TREE ROOTS 3" OR LARGER ARE ENCOUNTERED, CONTACT ELISE FETT AND ASSOCIATES FOR BMP 
DESIGN ADJUSTMENTS.

ROOF A to TREATMENT A - INFILTRATION TRENCH. PROVIDE TRENCH - 44'L X 24"W X 7"D OF DRAIN ROCK 
AT THE DRIPLINE OF THE ROOF AS SHOWN ON PLANS AND PER DETAILS.

ROOF B to TREATMENT B - INFILTRATION TRENCH. PROVIDE TRENCH - 32'L X 32"W X 10"D OF DRAIN 
ROCK AT THE DRIPLINE OF THE ROOF AS SHOWN ON PLANS AND PER DETAILS.

ROOF DECK PATIO C to TREATMENT C - INFILTRATION TRENCH AND FACILITY.  PROVIDE A 14.5'L X 20"W 
X 10"D INFILTRATION TRENCH AT THE PATIO WITH CONVEYANCE PIPE TO MANUFACTURED INFILTRATION 
FACILITY WITH SEDIMENT TRAP AS SHOWN ON PLANS AND PER DETAILS.

ROOF D to TREATMENT D - INFILTRATION TRENCH.  PROVIDE A 10'L X 24"W X 4"D INFILTRATION TRENCH 
AT THE DRIPLINE OF THE ROOF AS SHOWN ON PLANS AND PER DETAILS.

ROOF E to TREATMENT E - INFILTRATION TRENCH.  PROVIDE A 17'L X 18"W X 4"D INFILTRATION TRENCH 
AT THE DRIPLINE OF THE ROOF AS SHOWN ON PLANS AND PER DETAILS.

ROOF DRIVEWAY F to TREATMENT F - INFILTRATION FACILITY. PROVIDE GRAVEL INFILTRATION FACILITY 
4'L X 48"W X 28"D OF DRAIN ROCK AT END OF SLOTTED DRAIN AS SHOWN ON PLANS AND PER DETAILS.

DECK STAIR G to TREATMENT G - ROCK ARMORED ELEVATED STRUCTURE. PROVIDE .5 CUBIC YARDS 
OF ARMORED DRAIN ROCK UNDER NEW DECK AND STAIRS AS SHOWN ON PLANS AND PER DETAILS.

VERIFY ALL (E) BMP INSTALLATIONS ARE CLEAN AND OPERATIONAL.

LEGEND

CURRENT BMP CERTIFICATE STATUS
CERT# 863
CERTIFICATE DATE - 11/12/2001

EXISTING CONTOURS

CONTOUR TO BE REMOVED

TREE, SIZE, TYPE

TREES TO BE REMOVED

TRPA APPROVED EROSION CONTROL FENCING - NO MORE THAN 
12' FROM THE BUILDING FOOT PRINT PER DETAIL

INFILTRATION TRENCH PER BMP
CALLOUTS & DETAIL

VEGETATION PROTECTIVE
FENCING PER DETAIL & NOTE

GRAVEL DRYWELL PER BMP CALLOUTS & DETAIL

PREFABRICATED DRYWELL PER BMP CALLOUTS & DETAIL

12"P

1'-0"

~6
"

8"
3"

(D
) P

ER
 T

AB
LE

(W) OR (L) PER TABLE

SUITABLE STRUCTURAL BACKFILL SOIL OR GRAVEL

3/4"-11/2" WASHED DRAIN ROCK IN 3"
LAYER OVER GEOGRID & PERF. PIPE

GEOGRID OR SIMILAR ZIP TIED IN PLACE

FILTER FABRIC WRAPPED AROUND
ENTIRE UNIT, PERF. PIPE & TOP

GRAVEL. SEAL AROUND PIPES &
OVERLAPPING SEAMS TO PREVENT

SOIL ENTRY
OVERLAP

SWALE, SLOTTED DRAIN,
OR OTHER CONVEYANCE
TO DRAIN INLET

DRAIN INLET w/ SEDIMENT TRAP (SIZE
MAY VARY BASED ON SYSTEM SIZE
AND WATER VOLUME)

1% MIN. SLOPE TO DRYWELL

PERFORATED PIPE w/ HOLES UP

GRASS OR NATIVE VEGETATION
(SHALLOW ROOTS)

STACKED RAINSTORE UNITS

3/4"-11/2" WASHED DRAIN ROCK (COMPACTED ON
ALL 4 SIDES & ON LEVEL BOTTOM)

NOTE: 43" MAX. DRYWELL INFILTRATION DESIGN DEPTH TO AVOID EXCEEDING
         5' MAX. EXCAVATION DEPTH
      DIMENSIONS LISTED ON THE BMP SIZING TABLE ARE FOR A 94% VOID UNIT
         ONLY. IT DOES NOT INCLUDE THE GRAVEL ENVELOPE.
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3" 3"

SOLID WALL PIPE

POP UP EMITTER OR SIMILAR CLEAN OUT

NOTE: PLEASE REFER TO INVISIBLE
STRUCTURES OR OTHER SPECIFIC
MANUF. INSTALLATION
INSTRUCTIONS AND DETAILS.
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elise@elisefett.com

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN CONSTITUTE ORIGINAL AND UNPUBLISHED WORK OF THE ARCHITECT/ENGINEER AND MAYNOT BE DUPLICATED, USED OR DISCLOSED WITHOUT WRITTEN CONSENT OF THE ARCHITECT/ENGINEER.
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1. ALL DEAD VEGETATION, INCLUDING TREES, BRUSH AND OTHER VEGETATION, MUST BE REMOVED.

2. ALL RESIDUAL TREES WILL BE LIMBED TO A HEIGHT OF TEN-FEET (10') ABOVE THE GROUND ON THE 
HIGH SIDE. REMOVAL OF LOWER BRANCHES SHOULD NOT EXCEED ONE-THIRD OF THE TOTAL TREE 
HEIGHT. IF MORE THAN ONE-THIRD OF THE LIVE CROWN MUST BE REMOVED TO ACCOMPLISH THIS 
LIMBING, THEN USE THE HORIZONTAL SPACING GUIDELINES LISTED FOR BRUSH UNDER ITEM 6 BELOW. 
PLEASE SEE SPACING GUIDELINES BELOW FOR STEEP SLOPES.

3. ALL RESIDUAL TREES WILL BE LIMBED TO ACHIEVE A TEN-FOOT (10') CLEARANCE FROM ANY PART OF 
THE HOUSE TO THE BRANCHES OF THE TREE. IF LESS THAN 60% OF THE LIVE CROWN WOULD BE LEFT 
AFTER LIMBING, THE TREE SHOULD BE REMOVED.

4. ALL BRUSH, TREES AND FLAMMABLE MATERIALS MUST BE REMOVED FROM UNDER THE DRIP LINE OF 
RESIDUAL TREES OR TREE GROUPINGS.

5. WITHIN FIVE-FEET (5') OF THE FOUNDATION OR SUPPORT POSTS OF ANY PART OF THE STRUCTURE OR 
AN OUTBUILDING, REMOVE ALL FLAMMABLE VEGETATION AND MATERIALS.

6. WITHIN THE FIVE-FOOT (5') TO THIRTY-FOOT (30') ZONE, TREE CANOPIES WILL BE SPACED AT LEAST 
TEN-FEET (10') APART. IF TREES ARE GROUPED CLOSE ENOUGH TOGETHER AS TO ACT AS ONE UNIT, 
THAN ALL OTHER REQUIREMENTS MUST BE MET. WITHIN THE THIRTY-FOOT (30') TO ONE-HUNDRED-
FOOT (100') ZONE, STANDS OF LARGE TREES DO NOT HAVE TO BE REMOVED SO LONG AS THE 
VEGETATION UNDERNEATH THEM IS REMOVED. PLEASE SEE SPACING GUIDELINES BELOW FOR 
STEEPER SLOPES.

7. WITHIN THE FIVE-FOOT (5') TO THIRTY-FOOT (30') ZONE, BRUSH FIELDS MUST BE SPACED 
HORIZONTALLY A MINIMUM DISTANCE EQUAL TO OR GREATER THAN TWICE THE HEIGHT OF THE 
BRUSH. INDIVIDUAL BRUSH PLANTS CANNOT EXCEED 100-SQUARE FEET (100 SQ. FT.) IN AREA AND 
THREE-FEET (3') IN HEIGHT. PLEASE SEE SPACING GUIDELINES BELOW FOR STEEPER SLOPES.

FOR SLOPING PROPERTIES, USE THE FOLLOWING STANDARDS FOR THE ABOVE REQUIREMENTS:

SLOPESPACING
TREES0-20%10-FEET BETWEEN EDGES OF CROWNS

20-40%20-FEET BETWEEN EDGES OF CROWNS
ABOVE 40%30-FEET BETWEEN EDGES OF CROWNS

BRUSH0-20%2 TIMES THE HEIGHT OF RESIDUAL BRUSH
20-40%4 TIMES THE HEIGHT OF RESIDUAL BRUSH
ABOVE 40%6 TIMES THE HEIGHT OF RESIDUAL BRUSH

DEFENSIBLE SPACE ZONES

ZONE 1 -0'-5' NONCOMBUSTIBLE AREA

CREATE A NONCOMBUSTIBLE AREA AT LEAST 5' WIDE AROUND THE BASE OF THE STRUCTURE (INCLUDING 
ALL DECKS). THIS AREA NEEDS TO HAVE A VERY LOW POTENTIAL FOR IGNITION FROM FLYING EMBERS. USE 
IRRIGATED HERBACEOUS PLANTS, SUCH AS LAWN, GROUND COVER AND FLOWERS THAT ARE 
RECOMMENDED FOR THE LAKE TAHOE BASIN; ROCK MULCHES; OR HARD SURFACES, SUCH AS BRICK AND 
PAVERS, IN THIS AREA. KEEP IT FREE OF WOODPILES, WOOD MULCHES, DEAD PLANTS, DRIED LEAVES AND 
NEEDLES, FLAMMABLE SHRUBS (SUCH AS JUNIPER), AND DEBRIS.

1. THE AREA WITHIN 0'-5' OF THE FOUNDATION OR SUPPORT POSTS SHOULD CONTAIN NO COMBUSTIBLE 
MATERIALS, INCLUDING COMBUSTIBLE PLANT MATERIAL, A 3" GRAVEL MOAT IS THE PREFERRED MATERIAL 
OF USE. DRIP LINES MAY BE INCORPORATED INTO THIS AREA.

2. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 2 -5'-30' LEAN, CLEAN AND GREEN AREA

FOR A DISTANCE OF 5'-30' FROM THE STRUCTURE, THERE SHOULD BE A LEAN, CLEAN AND 
GREEN AREA. "LEAN" INDICATES THAT ONLY A SMALL AMOUNT OF FLAMMABLE VEGETATION, 
IF ANY, IS PRESENT WITHIN 30' OF THE STRUCTURE. "CLEAN" MEANS THERE IS LITTLE OR NO 
ACCUMULATION OF DEAD VEGETATION OR FLAMMABLE DEBRIS WITHIN THE AREA DURING 
FIRE SEASON. "GREEN" IMPLIES THAT PLANTS LOCATED WITHIN THIS AREA ARE KEPT 
HEALTHY, GREEN AND IRRIGATED DURING FIRE SEASON.

1. TRIM ALL TREES OVER 20' A MIN. OF 10' ABOVE ADJACENT GRADE.

2. REMOVE ANY TREE 14 INCHES IN DIAMETER OR LESS (AS INDICATED ON PLANS) TO 
CREATE A 10' SPACE 
   BETWEEN ANY ADJACENT TREE CANOPY. REFER TO DETAIL.

3. REMOVE ACCUMULATION OF DEAD VEGETATION FROM TREES (FLAMMABLE DEBRIS, 
DEAD BRANCHES AND 
   LIMBS) 10' ABOVE ADJACENT GRADE.

4. WITHIN 5'-30' OF THE STRUCTURE ONLY SINGLE SPECIMENS OF WELL MAINTAINED AND 
WELL IRRIGATED SHRUBS 
   OR TREES SHOULD BE PRESENT. SUCH MATERIALS SHOULD NOT BE CAPABLE OF READILY 
TRANSMITTING FIRE 
   TO THE STRUCTURE. COMBUSTIBLE MULCHES OR PINE NEEDLES SHOULD NOT BE USED 
AS GROUND COVER WITHIN 
   THIS ZONE.

5. ALL BRUSH, TREES OR FLAMMABLE MATERIAL WILL BE REMOVED FROM UNDER THE DRIP 
LINE OF RESIDUAL 
   TREES OR THE TREE GROUP.

6. REMOVE ALL PINE NEEDLES AND FOREST DUFF WITHIN THIS AREA.

ZONE 3 -30'-100' WILDLAND FUEL REDUCTION AREA

THE WILDLAND FUEL REDUCTION AREA LIES BEYOND THE LEAN, CLEAN AND GREEN AREA 
AND OFTEN CONSISTS OF NATURALLY OCCURRING PLANTS (PINE TREES, MANZANITA, 
SAGEBRUSH, ETC.). WITHIN THIS AREA: REMOVE DEAD VEGETATION, INCLUDING DEAD 
SHRUBS, DRIED GRASS, FALLEN BRANCHES, THICK ACCUMULATION OF NEEDLES AND 
LEAVES, ETC. THIN DENSE STAND OF SHRUBS AND TREES TO CREATE A SEPARATION 
BETWEEN THEM. REMOVING TREES MORE THAN 14" IN DIAMETER REQUIRES A PERMIT FROM 
TRPA OR YOUR LOCAL FIRE PROFESSIONAL.

1. TREE CANOPIES WILL BE SPACED AS LEAST 10' APART. IF TREES ARE GROUPED CLOSE 
ENOUGH TOGETHER AS 
  TO ACT AS ONE UNIT, THAN ALL OTHER REQUIREMENTS MUST BE MET. REFER TO DETAIL.

2. BEYOND 30' FROM THE STRUCTURE, BRUSH FIELDS MUST BE SPACED TO A DISTANCE 
EQUAL OR GREATER 
   THAN TWO TIMES THE HEIGHT OF THE BRUSH. INDIVIDUAL BRUSH PLANTS WILL NOT 
EXCEED 100 SQUARE FEET. 
   REFER TO DETAIL.

3. PINE NEEDLES ARE ACCEPTABLE WITHIN ZONE 3 AS LONG AS THEY ARE NO THICKER THEN 
2 OR 3 INCHES.

TREE SEPARATION
ON FLAT TO GENTLY SLOPING TERRAIN, TREES SHOULD BE THINNED TO 
PROVIDE AN AVERAGE SEPARATION BETWEEN THE CANOPIES OF AT LEAST 
10' (TRPA). FOR HOMES LOCATED ON STEEPER SLOPES, THE SEPARATION 
DISTANCE SHOULD BE GREATER. STUMPS SHOULD BE CUT FLUSH TO THE 
GROUND FOR TREES LESS THAN 6" IN DIAMETER AT BREAST HEIGHT AND 
TO WITHIN 6" OF THE GROUND FOR LARGER TREES. THE STUMP CUT 
SURFACE SHOULD BE COATED WITH POWDERED BORAX TO RETARD THE 
SPREAD OF ROOT DISEASES. WHEN SELECTING TREES FOR REMOVAL, 
CONSIDER CUTTING UNHEALTHY, DAMAGED OR WEAK TREES. RETAIN LESS 
COMMON SPECIES OF TREES, SUCH AS INCENSE CEDAR, SUGAR PINE AND 
WESTERN JUNIPER IF POSSIBLE.

TREE & LOWER SHRUB SEPERATION

TREE TRIMMING GUIDELINES

SHRUB SEPARATION

DT613

DT614

DT615

DT612

IF TREES ARE PRESENT WITHIN THE DEFENSIBLE SPACE ZONE, THERE 
SHOULD BE A SEPARATION BETWEEN THE LOWER GROWING VEGETATION 
AND THE LOWEST TREE BRANCHES. VEGETATION THAT CAN CARRY FIRE 
BURNING IN LOW GROWING PLANTS TO TALLER PLANTS IS CALLED "LADDER 
FUEL". FOR LARGE TREES, THE RECOMMENDED SEPARATION FOR LADDER 
FUELS IS THREE TIMES THE HEIGHT OF THE LOWER VEGETATION LAYER. 
PRUNE BRANCHES FROM THE LOWER THIRD OF THE TREE HEIGHT, 
SHORTEN THE HEIGHT OF SHRUBS OR REMOVE PLANTS. DO NOT REMOVE 
MORE THAN ONE THIRD OF THE TOTAL TREE BRANCHES. WHEN THERE IS 
NO UNDERSTORY VEGETATION PRESENT, REMOVE LOWER TREE BRANCHES 
TO A HEIGHT OF AT LEAST FIVE FEET ABOVE 
GROUND. DURING FIRE, THIS WILL HELP 
PREVENT BURNING NEEDLES AND TWIGS
LYING ON THE GROUND FROM IGNITING 
THE TREE. FOR SHORTER TREES 
WHERE THREE TIMES THE HEIGHT
OF THE LOWER VEGETATION 
LAYER EXTENDS BEYOND THE 
LOWER THIRD OF THE TREE 
HEIGHT, SHORTEN THE 
HEIGHT OF THE SHRUBS 
OR REMOVE PLANTS 
BELOW THE TREE.

ALL RESIDUAL TREES WILL BE LIMBED TO A HEIGHT OF 10'-0" FROM GROUND, 
NOT TO EXCEED 1/3 OF THE TOTAL TREE HEIGHT.

ALL RESIDUAL TREES WILL BE LIMBED TO ACHIEVE 10'-0" CLEARANCE FROM 
ANY PART OF THE HOUSE TO THE BRANCHES OF THE TREE. IF THIS WOULD 
REQUIRE REMOVAL OF THE CROWN EXCEEDING THE LOWER 1/3 OF THE 
TREE, THEN THE TREE SHOULD BE REMOVED.

TRIM ALL LOW HANGING LIMBS SO THAT NONE ARE LOWER THAN 10'-0" OF 
THE GROUND.

ON FLAT TO GENTLY SLOPING TERRAIN, INDIVIDUAL SHRUBS OR SMALL 
CLUMPS OF SHRUBS WITHIN THE DEFENSIBLE SPACE ZONE SHOULD BE 
SEPARATED FROM ONE ANOTHER BY AT LEAST TWICE THE AVERAGE 
HEIGHT OF THE SHRUBS. FOR STEEPER SLOPES, THE SEPARATION 
DISTANCE SHOULD BE GREATER.

N.L.T.F.P.D NOTE:
ESTABLISH AND MAINTAIN DEFENSIBLE SPACE SURROUNDING STRUCTURES 
IN ACCORDANCE WITH THE 2018 INTERNATIONAL WILDLAND URBAN 
INTERFACE CODE (IWUIC) WITH AMENDMENTS IN NLTFPD RESOLUTIONS 18-1 
AND 18-2 A DEFENSIBLE SPACE INSPECTION IS REQUIRED TO PROVIDE FOR 
SAFE SEPARATION BETWEEN STRUCTURES AND WILDLAND VEGETATION. 
ALL ITEMS NOTED DURING THE INSPECTION MUST BE CORRECTED PRIOR 
CLOSEOUT. CONTACT AN NLTFPD INSPECTOR AT (775) 833-8107 TO 
SCHEDULE AN APPOINTMENT.
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• ALL EXTERIOR LIGHTING SHALL BE DARK SKY 
COMPLIANT, CONSISTENT WITH TRPA CODE 
OF ORDINANCES CHAPTER 36, SECTION 36.8, 
EXTERIOR LIGHTING STANDARDS, AND TRPA 
DESIGN REVIEW GUIDELINES.
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9'6" CLG.

H.B.

65" TALL BLOCK

81" TALL BLOCK

96" TALL BLOCK

17" TALL BLOCK

33" TALL BLOCK

57" TALL BLOCK

BOILER

BOILER

EXPOSED BEAM 5 1/2" x 12 1/2"

23" TALL BLOCK

ADDITIONAL RET. WALLS IN THIS AREA

UP
(10)@7 3/4"
1' TREAD

GAS METER

ELEC. METER

SAWCUT 18" TALL 
BLOCK @ LANDING

5
SP-1

EXPOSED BEAM 5" x 10"EXPOSED BEAM 5" x 10"

(E) GAS F.P.

8' CLG. TYP. THIS FLOOR

DN
(6)@7 3/4"
1' TREAD

UP
(7)@7 1/2"
1' TREAD

BASEBOARD HEAT TYP.

DECK -2"

REMOVE (E) H.B.

REMOVE (E) WALL AND CUT DOWN (E) 
RETAINING WALL TO (N) LANDING HT.

5
SP-1

NICHE

REMOVE (E) WOOD 
F.P. w/ GAS IGNITOR

DN
(7)@7 1/2"
1' TREAD

UP
(7)@7 1/2"
1' TREAD

EXPOSED BEAM 5" x 16 1/4"

EXPOSED BEAM 
5" x 16 1/4"

6 3/4" x 22 1/2" BEAM

5 1/4" x 9" JOISTS @ 4'o.c.
ON TOP OF RIDGE BEAM 
& BEDROOM BEAMS

BASEBOARD HEAT TYP.

RELOCATE 
(E) H.B.

5
SP-1

EXISTING TO REMAIN

NEW 2X6 WALLS

WALL LEGEND

WALLS TO BE REMOVED

NOTE: DIMENSIONS ARE TO EDGE OF 
STUD (NEW CONSTRUCTION), FINISHED 
FACE OF WALL (INTERIOR OF EXISTING 
CONSTRUCTION) AND TO CENTERLINE 
OF DOORS AND WINDOWS.

NEW 2X4 WALLS

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.
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A-42

1

9'6" CLG.

H.B.

65" TALL BLOCK

81" TALL BLOCK

96" TALL BLOCK

17" TALL BLOCK

33" TALL BLOCK

57" TALL 
BLOCK

EXPOSED BEAM 5 1/2" x 12 1/2"(E) GAS METER

(E) ELEC. METER BENCH w/ SHOE CUBES

TABLE

RELOCATE (E) WATER 
HEATERAND BOILER

CLOSET

STEM WALL ABOVE

SLAB ON 
GRADE @ 
LANDING 

LEVEL ABV.

1
A-6

1

1

2

23

3

5

57

79

9

8

8

4

4

AA

BB

CC

EE

FF

DD

9' - 7 1/2"9' - 7 1/2"

4' - 3"4' - 6 1/2"

F.F.E.=110.1'

204

203

21

FFE 110.60

3' - 8"

GATE

15' - 9 3/4"
2' - 0 5/8"

C.1C.1

8' - 3 1/2"

R
 @

7 7/16"
17

HH

6

6

23' - 8 1/2"

24' - 4"

STEP TO GRADE

GARAGE DOOR BELOW

GARAGE GREEN ROOF

GG

PR
O

PE
R

TY
 L

IN
E 

SE
TB

AC
K

WOOD FRAMING OVER 
(E) GARAGE SLAB

BOILERBOILER

NEW S.O.G.

110.60

110.60

1' - 11"

EDGE OF ROOF 
ABV TYP

-
---

202 23

25

20

200 201

22

24

205

5
SP-1

FAMILY RM

WINDOW & DOOR NOTES:
• FOR ADDITIONAL WINDOW AND DOOR INFORMATION, PLEASE SEE THE ELEVATIONS.
• ANY WINDOW AND DOOR GRIDS ARE PER THE ELEVATIONS.
• SEE ENERGY REQUIREMENTS SHEET A-6 FOR MIN. GLASS REQUIREMENTS PRIOR TO ORDERING.
• CONTRACTOR TO VERFIY ALL WINDOW AND DOOR SIZES WITH STRUCTURAL PLANS AND VERIFY 

ALL OPENINGS IN THE FIELD PRIOR TO ORDER.
• ALL GLASS DOORS TO BE SAFETY GLAZED

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

A-4

1

1

1

7

79

9

8

8

EE

FF

100.10

R
 @

7 7/16"
17

HH

6

6

21' - 11"

23' - 0"

GG

102.60

101.60

-
---

101

100

10

11

TO ENTRY

5
SP-1

H/C H.B.

EXISTING TO REMAIN

NEW 2X6 WALLS

WALL LEGEND

WALLS TO BE REMOVED

NOTE: DIMENSIONS ARE TO EDGE OF 
STUD (NEW CONSTRUCTION), FINISHED 
FACE OF WALL (INTERIOR OF EXISTING 
CONSTRUCTION) AND TO CENTERLINE 
OF DOORS AND WINDOWS.

NEW 2X4 WALLS
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NEW GARAGE &
ENTRY LEVEL

1/4" = 1'-0" 1ENTRY LEVEL
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1/4" = 1'-0" 2NEW GARAGE

GARAGE DOOR SCHEDULE
MarkFamilyWidthHeightComments
100OVERHEAD SECTIONAL18' - 0"8' - 0"
101SINGLE FLUSH3' - 0"7' - 0"

GARAGE WINDOW SCHEDULE

MarkFamilyWidthHeight
Head
HeightComments

10SLIDER3' - 0"2' - 0"8' - 0"
11SLIDER3' - 0"2' - 0"8' - 0"

ENTRY LEVEL DOOR SCHEDULE
MarkFamilyWidthHeightCommentsLevel
200DOUBLE SLIDING8' - 0"8' - 0"SAFETY GLAZINGENTRY LEVEL
201DOUBLE SLIDING8' - 0"8' - 0"SAFETY GLAZINGENTRY LEVEL
202DOUBLE FLUSH GLASS5' - 0"8' - 0"SAFETY GLAZINGENTRY LEVEL
203GLASS ENTRY3' - 6"7' - 6"SAFETY GLAZINGENTRY LEVEL
204DOUBLE FLUSH3' - 0"8' - 0"ENTRY LEVEL
205SINGLE FLUSH2' - 4"6' - 8"ENTRY LEVEL

ENTRY LEVEL WINDOW SCHEDULE

MarkFamilyWidthHeight
Head
HeightComments

20FIXED2' - 0"5' - 6"7' - 6"SAFETY GLAZING
21FIXED3' - 6"3' - 0"11' - 0"
22FIXED3' - 0"2' - 0"10' - 6"
23CASEMENT3' - 0"5' - 0"8' - 0"
24FIXED3' - 0"2' - 0"10' - 6"
25FIXED3' - 0"5' - 0"8' - 0"

N



DN
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W
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A-42

(E) NICHE

EXPOSED BEAM 5" x 16 1/4"
EXPOSED BEAM 

5" x 16 1/4"

6 3/4" x 22 1/2" BEAM

5 1/4" x 9" JOISTS @ 4'o.c.
ON TOP OF RIDGE BEAM 
& BEDROOM BEAMS

(E) BASEBOARD HEAT TYP.

H.B.

(N
) C

AB.

(N) TRPA APPROVED 
GAS F.P. w/ T.V. ABOVE

(N) GAS 
COOKTOP 

w/ HOOD

(N) 36" 
REF.(N) OVEN

+36"

KING BED

PAINT 
HARDWARE 

BLACK

(E) S.W.

CANT. BEAM FOR S.W.

RECONFIGURED WATERPROOF DECK

11' - 0"

150.00° BIG TIMBER SUPPORTS 
w/ HARDWARE EXPOSED

(N) OFFICE

(N) T.V./CABLE 
@ +48"

APPL. GARAGE

OPEN RISERS

REMOVE (E) DIAG. WOOD, 
INSTALL (N) SHEAR PER 
STRUCTURAL & DRYWALL

CAB.

3' - 0"

1
A-6

1

1

2

23

3

5

57

79

9

8

8

4

4

AA

BB

C
C

EE

FF

DD

BEDROOM #3

BATH. #2

KITCHEN

GREAT ROOM F.F.E.=124.9'

F.F.E.=129.3'

401

402

403

407

405404

40

41 42

43 44

45

46

47

48

49

5' - 11 9/16"

9' - 6 3/8"9' - 3 3/4"7' - 3 3/8"2' - 3"3' - 10 1/16"

5' - 6 1/16"
1' - 11 13/16"

2' - 2 5/8"

1' - 3 9/16"
12' - 7 3/4"

3' - 8 1/8"
3' - 1 5/8"

4' - 7 1/2"
3' - 3 3/8"

3' - 3 5/8"
4' - 7 1/4"

2' - 0 5/8"
3' - 11"

5' - 5 15/16"
5' - 6 1/16"

2' - 4 9/16"

1' - 8 9/16"

4' - 0"

9' - 4 1/2"9' - 7 1/2"7' - 1 1/2"

CENTERLINE THIS 
PANE WITH SINK

6' - 8 1/2"

129.30

124.90

124.82

-5' - 2 9/16"

STORAGE LOFT ABV
WALL LOFT LADDER

MIRRORED 
PKT DR

ED
G

E O
F LO

FT ABV

R @7 9/16" 7

R @7 9/16" 7

EQ
EQ

15' - 4"

C.1
C.1

124.90

3' - 0"

6

6

GG

CENTER ON EDGE OF WINDOW 
AND FRAME OF APPL. GARAGE

R @7 11/16" 9

-
---

406

400

5
SP-1

H.B.

ROOF SLOPE AREA

63 S.F.

1,806 S.F. 6:12

1:12

WINDOW & DOOR NOTES:
• FOR ADDITIONAL WINDOW AND DOOR INFORMATION, PLEASE SEE THE ELEVATIONS.
• ANY WINDOW AND DOOR GRIDS ARE PER THE ELEVATIONS.
• SEE ENERGY REQUIREMENTS SHEET A-6 FOR MIN. GLASS REQUIREMENTS PRIOR TO ORDERING.
• CONTRACTOR TO VERFIY ALL WINDOW AND DOOR SIZES WITH STRUCTURAL PLANS AND VERIFY 

ALL OPENINGS IN THE FIELD PRIOR TO ORDER.
• ALL GLASS DOORS TO BE SAFETY GLAZED

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

A-42

EXPOSED BEAM 5" x 10"EXPOSED BEAM 5" x 10"

(E) GAS F.P.

8' CLG. TYP. THIS FLOOR

BASEBOARD HEAT TYP.

(N) ENTRY
(SEE GARAGE 
FLOOR PLAN)

(N) T.V.

(N
) C

AB.

RECONFIGURED WATERPROOF DECK

(N) HANGING

(N) SHELVES

(N) 
T.V./CABLE 
@ +48"

(N) 
T.V./CABLE 
@ +48"

(N) VANITY & LAYOUT 
IN (E) LOCATION TO BE 
DETERMINED LATER

6" WIDE STEMWALL 
FROM SLAB ON 

GRADE UP

1
A-6

1

1

2

23

3

5

57

79

9

8

8

4

4

AA

BB

CC

EE

FF

DD

303 32

33

1' - 5 1/4"

3' - 11"

9' - 4 1/2"9' - 10 1/2"7' - 1 1/2"

26' - 4 1/2"

MASTER SUITE #1

BEDROOM #1
BEDROOM #2

BATH. #1 FFE 116.56
FFE 120.50

R @6 3/4" 7

R @7 9/16" 7

C.1C.1

2' - 11 3/4"
3' - 0"

HH

6

6

INTERNAL HEATED GUTTER

GG

STAC
KIN

G

1' - 6"

SHELVES

TANK IN-WALL 
TOILET

MIRROR 
BARN DOOR

-
---

301

302

3031

300

5
SP-1

EXISTING TO REMAIN

NEW 2X6 WALLS

WALL LEGEND

WALLS TO BE REMOVED

NOTE: DIMENSIONS ARE TO EDGE OF 
STUD (NEW CONSTRUCTION), FINISHED 
FACE OF WALL (INTERIOR OF EXISTING 
CONSTRUCTION) AND TO CENTERLINE 
OF DOORS AND WINDOWS.

NEW 2X4 WALLS
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A-3

1st & 2nd
LEVEL

1/4" = 1'-0" 1PROPOSED SECOND FLOOR

N

SECOND FLOOR WINDOW SCHEDULE

MarkFamilyWidthHeight
Head
HeightComments

40SLIDER6' - 0"3' - 4"6' - 8"
41TRAPEZOID9' - 0"5' - 7"13' - 1"
42TRAPEZOID9' - 0"5' - 7"13' - 1"
49FIXED5' - 0"2' - 6"5' - 3"

REVISIONS

#DATEBY

1/4" = 1'-0" 2PROPOSED FIRST FLOOR

N

FIRST FLOOR DOOR SCHEDULE
MarkFamilyWidthHeightComments
300SINGLE FLUSH2' - 4"6' - 8"
301SINGLE FLUSH2' - 10"6' - 8"
302BARN DOOR2' - 6"
303DOUBLE SLIDING6' - 0"6' - 8"

FIRST FLOOR WINDOW SCHEDULE

MarkFamilyWidthHeight
Head
HeightComments

30SLIDER5' - 0"3' - 10 1/2"6' - 11 1/2"
31SLIDER5' - 0"3' - 10 1/2"6' - 11"
32SLIDER6' - 0"5' - 0"6' - 8"
33CASEMENT DOUBLE5' - 0"4' - 0"6' - 8"

SECOND FLOOR DOOR SCHEDULE
MarkFamilyWidthHeightCommentsLevel
407DOUBLE FLUSH GLASS5' - 0"6' - 8"OFFICE



OLD GARAGE
110' -1 3/16"

FIRST LEVEL
120' -6"

OFFICE
124' -10 13/16"

SECOND LEVEL
129' -3 5/8"

MAX. (E) RIDGE HT.
144.25

6:12

6:12

6:126:12

1:12

123

5

79 8

4

NEW GARAGE
100.10

ENTRY LEVEL
110.60

GAR PL
119' -7 1/4"

10 3/4"

FF PL
128' -6"

9 5/8"

6

INTERNAL 
HEATED GUTTER

9' - 0"

-
---

100

200 201

303 32

404 405

41 42

43

44

21

203

20

5
SP-1

FIRST LEVEL
120' -6"

OFFICE
124' -10 13/16"

SECOND LEVEL
129' -3 5/8"

MAX. (E) RIDGE HT.
144.25

VENEER STONE

(E) GRADE

PROPOSED 
GRADE

(E) GRADE

TYP. TRIM
2x6 TOP w/1" O.H.

2x4 SIDES AND BOTTOMMETAL IF REQ'D BY STRUCTURAL

NEW GARAGE
100.10

ENTRY LEVEL
110.60

113.03

6' - 3"

EXISTING GRADE

EXISTING GARAGE FLOOR GRADE

23 25

2422

45 46 47

33

407

49

• ROOF:  COMPOSITE ROOF TO MATCH EXISTING, AS NOTED ON ELEVATIONS, CLASS "A" ASSEMBLY
• EAVES (SOFFIT)  FASCIA:  APPROVED 1-HOUR FIRE RESISTANT CONSTRUCTION, IGNITION RESISTANT 

MATERIAL, 2x LUMBER OR FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR USE. NO EXPOSED 
TAILS UNLESS HEAVY TIMBER.  3/4" MINIMUM SOLID MATERIAL.

• VENTS:  <144 SQUARE INCHES, <1/4" NON-COMBUSTIBLE CORROSION-RESISTANT MESH, VULCAN, 
BRANDGUARD, OR SIMILAR APPROVED VENTS

• EXTERIOR WALLS:  LP FLAMEBLOCK SHEATHING OR SIMILAR UNDER 6" VERTICAL CLEAR CEDAR, 6" 
HORIZONTAL CLEAR CEDAR FLAT T&G AND 4" STONE. AS SHOWN ON ELEVATIONS. APPROVED STUCCO 1-
HOUR FIRE RATED CONSTRUCTION AS NOTED ON ELEVATIONS

• WINDOWS:  DOUBLE PANE (MIN)
• EXTERIOR DOORS (EXCLUDING VEHICLE ACCESS DOORS):  APPROVED NON-COMBUSTIBLE 

CONSTRUCTION, SOLID CORE (1-3/4" MIN), MINIMUM 20 MINUTE RATING
• DECKING:  

UNSOFFITED: HEAVY TIMBER WITH FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR 
USE.

SOFFITED:  PROVIDE 3/4" MINIMUM SOLID MATERIAL. 
SUPPORT COLS.: 6x6 MIN. PER WUI (SIZED PER STRUCTURAL)
SUPPORT BEAMS: 6x8 OR 4x10 MIN. PER WUI (SIZED PER STRUCTURAL)
DECK JOISTS: 4x8 MIN. IF NOT SOFFITED PER WUI (SIZED PER STRUCTURAL)
LEDGERS: 3x MIN. PER WUI (SIZED PER STRUCTURAL)
DECKING: AS NOTED ON KEYNOTE PLANS

EXTERIOR FINISHES / W.U.I NOTES

FASCIA PER 
ELEVATIONS

SIDING PER NOTE

HOUSE WRAP

LP FLAMEBLOCK 
SHEATHING

(SIZE PER 
STRUCTURAL)

CLASS A ROOFING PER 
NOTE

SOFFIT PER NOTE

NOTE: FOR FIRE RESISTIVE CONTRCUTION 
PURPOSES ONLY, SEE STRUCTURAL SHEETS 

FOR SPECIFIC FRAMING REQUIREMENTS.

2x6
(SIM. @ DOORS)

2x4
(SIM. @ DOORS)

FLASHING w/ 4" MIN. 
WALL LEG, 10°-15° PITCH 
DOWN OVER HEAD TRIM, 
3/4" MIN. DRIP LEG, AND 
1/4" OUTWARD BEND.
(SIM. @ DOORS)

2x4

4 1/2"

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

COLOR: THE COLOR OF THIS STRUCTURE, INCLUDING ANY FENCES ON THE PROPERTY, SHALL BE 
COMPATIBLE WITH THE SURROUNDINGS.  SUBDUED COLORS IN EARTHONE AND WOODTONE RANGES SHALL 
BE USED FOR THE PRIMARY COLOR OF THE STRUCTURE.  HUES SHALL BE WITHIN THE RANGE OF NATURAL 
COLORS THAT BLEND, RATHER THAN CONTRAST WITH THE EXISTING VEGETATION AND EARTH HUES.  
EARTHONE COLORS ARE CONSIDERED TO BE SHADES OF REDDISH BROWN, BROWN, TAN, OCHRE, AND 
UMBER.

ROOFS: ROOFS SHALL BE COMPOSED OF NON-GLARE EARTHONE OR WOODTONE MATERIALS THAT 
MINIMIZE REFLECTIVITY.

FENCES: WOODEN FENCES SHALL BE USED WHENEVER POSSIBLE.  IF CYCLONE FENCE MUST BE USED, IT 
SHALL BE COATED WITH BROWN OR BLACK VINYL, INCLUDING FENCE POLES.

LIGHTING: ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF ORDINANCES CHAPTER 36, 
SECTION 36.8, EXTERIOR LIGHTING STANDARDS AND TRPA DESIGN REVIEW GUIDELINES.

TRPA NOTES

DECK FRAMING
& W.U.I. NOTES
SUPPORT COLUMNS:  6X6 (MIN)
SUPPORT BEAMS:  6X8 OR 4X10 (MIN)
DECK JOISTS:  4X8 (MIN) IF NOT SOFFITED
LEDGERS:  3X (MIN)
DECKING:  WATERPROOF ASSEMBLY P.A.D.
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SOUTH & WEST
ELEVATIONS

1/4" = 1'-0" 1SOUTH ELEVATION

1/4" = 1'-0" 2WEST ELEVATION

1" = 1'-0" 3A05 WUI SECTION

3/4" = 1'-0" 4A07 DOOR & WINDOW TRIM

REVISIONS

#DATEBY



FIRST LEVEL
120' -6"

OFFICE
124' -10 13/16"

SECOND LEVEL
129' -3 5/8"

MAX. (E) RIDGE HT.
144.25

(E) GRADE

A B C E FDC.1 HG

SNOW GUARDS

HEATED GUTTER

2nd SEG
M

EN
T - M

AX ALLO
W

ABLE 36'-8"

34' - 11"

1st SEG
M

EN
T - M

AX ALLO
W

ABLE 28'

12' - 1 7/8"

1st SEGMENT2nd SEGMENT3rd SEGMENT

3rd SEG
M

EN
T - M

AX ALLO
W

ABLE 36'-8"

30' - 10 3/8"

PER
 SEG

M
EN

T C
ALC

 TO
TAL ALLO

W
ABLE - 50'-8"

39' - 8 5/8"

10 11

40

FIRST LEVEL
120' -6"

OFFICE
124' -10 13/16"

SECOND LEVEL
129' -3 5/8"

MAX. (E) RIDGE HT.
144.25

(E) GRADE

6

12
6

12

1 2 3

5

7 98

4

1
12

6
-

---

3130

400

48

5
SP-1

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:

6x6 GUARDRAIL POSTS. ATTACHMENT 
PER ENGINEERING

3' - 0"

4"
2' - 8"

6"

TOP OF DECK

2"x6" TOP RAIL

2"x4" BOTTOM RAIL

1/2" VERTICAL METAL 
BALUSTERS @ 4" O.C. MAX

ALLOWABLE BUILDING 
HEIGHT CALCULATIONS

HOUSE SITE SLOPE

>50% OF ROOF PITCH

22%

6:12

MAX. ALLOWABLE 
BUILDING HEIGHT

36'-8"

MAX. PROPOSED HEIGHT34' 1 13/16"

PER SEGMENT CALC TOTAL ALLOWABLE HEIGHT = 
(28' + 36'8" + 36'8")*1.5 / 3 = 50'-8"

• ROOF:  COMPOSITE ROOF TO MATCH EXISTING, AS NOTED ON ELEVATIONS, CLASS "A" ASSEMBLY
• EAVES (SOFFIT)  FASCIA:  APPROVED 1-HOUR FIRE RESISTANT CONSTRUCTION, IGNITION RESISTANT 

MATERIAL, 2x LUMBER OR FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR USE. NO EXPOSED 
TAILS UNLESS HEAVY TIMBER.  3/4" MINIMUM SOLID MATERIAL.

• VENTS:  <144 SQUARE INCHES, <1/4" NON-COMBUSTIBLE CORROSION-RESISTANT MESH, VULCAN, 
BRANDGUARD, OR SIMILAR APPROVED VENTS

• EXTERIOR WALLS:  LP FLAMEBLOCK SHEATHING OR SIMILAR UNDER 6" VERTICAL CLEAR CEDAR, 6" 
HORIZONTAL CLEAR CEDAR FLAT T&G AND 4" STONE. AS SHOWN ON ELEVATIONS. APPROVED STUCCO 1-
HOUR FIRE RATED CONSTRUCTION AS NOTED ON ELEVATIONS

• WINDOWS:  DOUBLE PANE (MIN)
• EXTERIOR DOORS (EXCLUDING VEHICLE ACCESS DOORS):  APPROVED NON-COMBUSTIBLE 

CONSTRUCTION, SOLID CORE (1-3/4" MIN), MINIMUM 20 MINUTE RATING
• DECKING:  

UNSOFFITED: HEAVY TIMBER WITH FIRE RETARDANT TREATED WOOD LABELED FOR EXTERIOR 
USE.

SOFFITED:  PROVIDE 3/4" MINIMUM SOLID MATERIAL. 
SUPPORT COLS.: 6x6 MIN. PER WUI (SIZED PER STRUCTURAL)
SUPPORT BEAMS: 6x8 OR 4x10 MIN. PER WUI (SIZED PER STRUCTURAL)
DECK JOISTS: 4x8 MIN. IF NOT SOFFITED PER WUI (SIZED PER STRUCTURAL)
LEDGERS: 3x MIN. PER WUI (SIZED PER STRUCTURAL)
DECKING: AS NOTED ON KEYNOTE PLANS

EXTERIOR FINISHES / W.U.I NOTES

COLOR: THE COLOR OF THIS STRUCTURE, INCLUDING ANY FENCES ON THE PROPERTY, SHALL BE 
COMPATIBLE WITH THE SURROUNDINGS.  SUBDUED COLORS IN EARTHONE AND WOODTONE RANGES SHALL 
BE USED FOR THE PRIMARY COLOR OF THE STRUCTURE.  HUES SHALL BE WITHIN THE RANGE OF NATURAL 
COLORS THAT BLEND, RATHER THAN CONTRAST WITH THE EXISTING VEGETATION AND EARTH HUES.  
EARTHONE COLORS ARE CONSIDERED TO BE SHADES OF REDDISH BROWN, BROWN, TAN, OCHRE, AND 
UMBER.

ROOFS: ROOFS SHALL BE COMPOSED OF NON-GLARE EARTHONE OR WOODTONE MATERIALS THAT 
MINIMIZE REFLECTIVITY.

FENCES: WOODEN FENCES SHALL BE USED WHENEVER POSSIBLE.  IF CYCLONE FENCE MUST BE USED, IT 
SHALL BE COATED WITH BROWN OR BLACK VINYL, INCLUDING FENCE POLES.

LIGHTING: ALL EXTERIOR LIGHTING SHALL BE CONSISTENT WITH TRPA CODE OF ORDINANCES CHAPTER 36, 
SECTION 36.8, EXTERIOR LIGHTING STANDARDS AND TRPA DESIGN REVIEW GUIDELINES.

TRPA NOTES

ROOF SLOPE AREA

63 S.F.

1,806 S.F. 6:12

1:12

6:12

1:12

6:12

6:12

6:12

6:12

6:12

6:12 6:12

6:12 6:12

NOTE: CONTRACTOR TO VERIFY FIELD CONDITIONS (ROOF SLOPE / 
BEARING POINTS) PRIOR TO ORDERING TRUSSES OR CUTTING RAFTERS.

DECK FRAMING
& W.U.I. NOTES
SUPPORT COLUMNS:  6X6 (MIN)
SUPPORT BEAMS:  6X8 OR 4X10 (MIN)
DECK JOISTS:  4X8 (MIN) IF NOT SOFFITED
LEDGERS:  3X (MIN)
DECKING:  WATERPROOF ASSEMBLY P.A.D.
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NORTH & EAST
ELEVATIONS

1/4" = 1'-0" 1EAST ELEVATION

1/4" = 1'-0" 2NORTH ELEVATION

3/4" = 1'-0" 3A01 DECK RAILING DETAIL

REVISIONS

#DATEBY

1/8" = 1'-0" 4ROOF SLOPE PLAN



OLD GARAGE
110' -1 3/16"

FIRST LEVEL
120' -6"

OFFICE
124' -10 13/16"

SECOND LEVEL
129' -3 5/8"

MAX. (E) RIDGE HT.
144.25

(N) OFFICE

(N) ENTRY

CLOSET

R-49 INSULATION IN NEW CEILING 
PER DETAIL ON THIS SHEET

R-21 BATT INSULATION  -TYP. IN 
NEW EXTERIOR WALLS

R-15 PERIMETER 
INSULATION -TYP. FOR 
HEATED SLABS
SEE DETAIL ON THIS SHEET 
FOR SLAB EDGE INSULATION

MIN. INSULATION 
R-5 REQUIRED 
UNDER HEATED 
SLAB

ENTRY LEVEL
110.60

ENTRY MID
116' -6 11/16"

PRESCRIPTIVE PACKAGE FOR ZONE 5

INSULATION
-CEILING -R-49 OR BETTER
-DECK OVER CONDITIONED SPACE -R-49
*(WHEN NON-VENTED, R-49 COMPOSED OF 4" 
CLOSED 
  CELL INSULATION OVER R-22 BATT INSULATION. 
  REQUIRES A 10.5" MIN. CAVITY)
-WALLS -R-20 OR BETTER
-FLOOR -R-30 OR BETTER
-PERIMETER FOUNDATION @ SLAB -R-10 (R-15 
FOR HEATED SLABS) OR BETTER, 2 FT. SEE 
DETAIL.
-UNDER HEATED SLAB -R-5 OR BETTER 

NOTES:
-WINDOWS -DOUBLE PANE, LOW E, U FACTOR OF 
0.32 
  OR BETTER
-EXTERIOR DOORS -U FACTOR OF .32 OR BETTER
-SKYLIGHTS -U FACTOR OF .55 OR BETTER

*ENERGY REQUIREMENTS SHALL MEET OR 
EXCEED PRESCRIPTIVE PACKAGE REQUIREMENTS 
FOR ZONE 5.

VENTING

UNDER FLOOR VENTING
EXISTING UNDERFLOOR VENTING TO REMAIN.
NEW FLOORS TO BE SLAB ON GRADE, THEREFORE NO UNDERFLOOR VENTING REQUIRED.
CANTILEVERED FLOOR TO BE UNVENTED AND INSULATED PER THE DETAIL ON THIS SHEET.

ROOF VENTING
EXISTING ROOF VENTING TO REMAIN.
NEW ROOF TO BE CLOSED CELL INSULATION, THEREFORE NO ROOF VENTING REQUIRED.

FAST SET COATING 6" 
ABOVE GRADE

METAL COUNTER DRIP 
EDGE FLASHING TO EXTEND 
6" MIN. BELOW GRADE

2-1/2" OF CLOSED CELL R-6.5 
PER INCH FOR R-16 INSULATION

CMU FILLER REQUIRED 
BELOW STONE VENEER 
WHERE APPLICABLE

PLASTER SIDING OR STUCCO

CONCRETE STEMALL & FOOTING

S.O.G.

1"9"

10"

SEE PLAN FOR RISE 

SEE NOTES FOR 
FINISHES

FRAMING PER 
STRUCTURAL 

PLANS

WALL FINISH P.A.D.

WALL SHEATHING 
PER PLAN

CLASS A ROOFING PER PLAN

ROOF SHEATHING PER PLAN

ROOF JOISTS 
PER PLAN

FASCIA & 
SOFFITS PER 

ELEVATIONS & 
DETAILS

4" BAYSEAL OR EQUAL CC CLOSED 
CELL SPRAY FOAM INSULATION 
INSTALLED PER MANUFACTURER 
SPECIFICATIONS, USE MULTIPLE 
PASSSES, UP TO 2" MAX EACH, TO 
ACHIEVE DESIRED THICKNESS.  (UP 
TO 12" MAX) -AT R-6.9/INCH THIS 
GIVES R-27.6, THIS PRODUCT IS A 
VAPOR BARRIER AT 2" MIN.

R22 UNFACED BATT 
INSULATION -THIS PROVIDES 
THE REQUIRED IGNITION 
BARRIER PER IRC SECTION 1520

WALL INSULATION PER PLAN

NOTE:  THIS SYSTEM PROVIDES 
MIN OF R-49 AND MEETS TITLE 
24 REQUIREMENTS

BLOCKING PER 
STRUCURAL

CEILING FINISH PER PLANS 
OR SPECIFICATIONS IF 
APPLICABLE

WALL FINISH PER PLANS 
OR SPECIFICATIONS

FLASHING PER 
SPECIFICATIONS

1/2" GYP. BD., TAPED

FAST SET COATING 6" 
ABOVE GRADE

METAL COUNTER 
DRIP EDGE FLASHING

2-1/2" OF CLOSED CELL R-6.5 
PER INCH FOR R-16 INSULATION

CMU FILLER

HEATED SLAB

CONC. STEMWALL / FTG.

PLYWOOD SIDING w/ 15# 
FELT UNDER EXPANDED 

METAL LATHE w/ MORTAR

STONE AND ATTACHMENT PER 
IBC R-703.7.4 AND 703.7.4.1
SEAL STONE PER SPECIFICATIONS

R703.7.4 ANCHORAGE. MASONRY VENEER SHALL BE ANCHORED 
TO THE SUPPORTING WALL WITH CORROSION-RESISTANT METAL 
TIES. WHERE WOOD VENEER IS ANCHORED TO WOOD BACKINGS 
BY CORRUGATED SHEET METAL TIES, THE DISTANCE SEPARATING 
THE VENEER FROM THE SHEATHING MATERIAL SHALL BE A 
MAXIMUM OF A NOMINAL 1 INCH (25mm). WHERE THE VENEER  IS 
ANCHORED TO WOOD BACKINGS USING METAL STRAND WIRE TIES, 
THE DISTANCE SEPARATING  THE VENEER FROM THE SHEATHING 
MATERIAL SHALL BE A MAXIMUM OF 41/2 INCHES (114mm). WHERE 
THE VENEER IS ANCHORED TO COLD-FORMED STEEL BACKINGS, 
ADJUSTABLE METAL STRAND WIRE TIES SHALL BE USED. WHERE 
VENEER IS ANCHORED TO COLD-FORMED STEEL BACKINGS, THE 
DISTANCE SEPARATING THE VENEER FROM THE SHEATHING 
MATERIAL SHALL BE A MAXIMUM OF 41/2 INCHES (114mm).

R703.7.4.1 SIZE AND SPACING. VENEER TIES, IF STRAND WIRE, 
SHALL NOT BE LESS IN THICKNESS THAN NO. 9 U.S. GAGE [(0.148in.)
(4mm)] WIRE AND SHALL HAVE A HOOK EMBEDDED IN THE MORTAR 
JOINT, OR IF SHEET METAL, SHALL BE NOT LESS THAN NO. 22 U.S. 
GAGE BY [(0.0299in.)(0.76mm)] 7/8 INCH (22mm) CORRUGATED. EACH 
TIE SHALL BE SPACED NOT MORE THAN 24 INCHES (610 MM) ON 
CENTER HORIZONTALLY AND VERTICALLY AND SHALL SUPPORT 
NOT MORE THAN 2.67 SQUARE FEET (0.25m²) OF WALL AREA.

EXCEPTION:IN SEISMIC DESIGN CATEGORY D/0, D/1 OR D/2 OR 
TOWNHOUSES IN SEISMIC DESIGN CATEGORY C OR IN WIND 
AREAS OF MORE THAN 30 POUNDS PER SQUARE FOOT PRESSURE 
(1.44kPa), EACH TIE SHALL SUPPORT NOT MORE THAN 2 SQUARE 
FEET (0.2m²) OF WALL AREA.

WALL FINISH P.A.D.

WALL SHEATHING 
PER PLAN

CLASS A ROOFING PER PLAN

ROOF SHEATHING PER PLAN

2x8 SLEEPER SYSTEM

FASCIA & SOFFITS 
PER ELEVATIONS 

AND DETAILS

7.5" BAYSEAL OR EQUAL CC 
CLOSED CELL SPRAY FOAM 
INSULATION INSTALLED PER 
MANUFACTURER 
SPECIFICATIONS, USE MULTIPLE 
PASSSES, UP TO 3" MAX EACH, 
TO ACHIEVE DESIRED 
THICKNESS.  (UP TO 12" MAX) -
AT R-6.9/INCH THIS GIVES R-51.8, 
THIS PRODUCT IS A VAPOR 
BARRIER AT 2" MIN.

WALL INSULATION PER 
PLAN

NOTE:  THIS SYSTEM PROVIDES MIN OF R-49 
AND MEETS TITLE 24 REQUIREMENTS

BLOCKING PER 
STRUCURAL

CEILING FINISH 
PER PLANS OR 
SPECIFICATIONS 
IF APPLICABLE

WALL FINISH PER PLANS 
OR SPECIFICATIONS

BEAM PER 
STRUCTURAL

FLASHING PER 
SPECIFICATIONS

WALL FINISH P.A.D.

WALL SHEATHING 
PER PLAN

CLASS A ROOFING PER PLAN

ROOF SHEATHING PER PLAN

2x8 SLEEPER SYSTEM

FASCIA & SOFFITS 
PER ELEVATIONS 

AND DETAILS

7 1/4" RAY-CORE OR EQUAL FOAM 
INSULATION PANEL INSTALLED 
PER MANUFACTURER 
SPECIFICATIONS. THIS GIVES R-51.

WALL INSULATION PER 
PLAN

NOTE:  THIS SYSTEM PROVIDES MIN OF R-49 
AND MEETS TITLE 24 REQUIREMENTS

BLOCKING PER 
STRUCURAL

CEILING FINISH 
PER PLANS OR 
SPECIFICATIONS IF 
APPLICABLE

WALL FINISH PER PLANS 
OR SPECIFICATIONS

BEAM PER 
STRUCTURAL

FLASHING PER 
SPECIFICATIONS

1/2" GYP. BD., TAPED

1/2" GYP. BD., TAPED

4.0" BAYSEAL OR EQUAL CC 
CLOSED CELL SPRAY FOAM 
INSULATION INSTALLED PER 
MANUFACTURER 
SPECIFICATIONS, USE MULTIPLE 
PASSSES, UP TO 3" MAX EACH, 
TO ACHIEVE DESIRED 
THICKNESS.  (UP TO 12" MAX) -
AT R-6.9/INCH THIS GIVES R-27.6, 
THIS PRODUCT IS A VAPOR 
BARRIER AT 2" MIN.

R19 UNFACED BATT INSULATION -
THIS PROVIDES THE REQUIRED 
IGNITION BARRIER PER IRC 
SECTION 1520 WALL FINISH P.A.D.

WALL SHEATHING 
PER PLAN

NOTE:  FASCIA & SOFFITS PER 
ELEVATIONS & DETAILS

NOTE:  THIS SYSTEM PROVIDES 
MIN OF R-40.6 AND MEETS 
TITLE 24 REQUIREMENTS

SOFFIT PER WUI REQUIREMENTS

BLOCKING PER 
STRUCTURAL

FLOOR SHEATHING PER PLAN

7 1/2"
JOIST 
CAVITY

THIS PROJECT IS AN ADDITION/REMODEL OF AN 
EXISTING STRUCTURE.  THE STRUCTURAL DESIGN 
FOR THIS PROJECT HAS BEEN BASED UPON THE 
BEST AVAILABLE INFORMATION RELATIVE TO THE AS-
BUILT LAYOUT, EXISTING FIELD CONDITIONS, AND 
PROVIDED (E) PLANS AND INFORMATION.  ALL 
ASSUMED EXISTING INFORMATION SHALL BE 
VERIFIED BY THE CONTRACTORS.  ALL 
DISCREPANCIES DISCOVERED IN THE FIELD SHALL BE 
BROUGHT IMMEDIATELY TO THE ATTENTION OF THE 
ENGINEER OF RECORD.

REMODEL NOTE:
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SECTION &
DETAILS

1/4" = 1'-0" 1ADDITION SECTION

1" = 1'-0" 2A02 SLAB EDGE INSULATION DETAIL
1 1/2" = 1'-0" 3A03 STAIR DETAIL

1" = 1'-0" 4
A04 UNVENTED ROOF CAVITY WITH
FOAM AND BATT INSULATION

1" = 1'-0" 5
A06 STONE ATTACHMENT & SLAB EDGE
INSULATION DETAIL

1" = 1'-0" 6
A09 UNVENTED ROOF CAVITY w/
SLEEPER SYSTEM & FOAM INSULATION

1" = 1'-0" 7

A10 UNVENTED CANTILEVERED FLOOR
CAVITY WITH FOAM AND BATT
INSULATION

NOTE: PLEASE REFER TO STRUCTURAL SHEETS 
FOR STRUCTURAL INFORMATION AND DETAILS.
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